
REGULAR MEETING – STURGIS PLANNING BOARD 
January 18, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez 
Commissioners Absent: Caywood, Mahler 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary; Mike 
Hughes (via Zoom) 

Also Present: Jeff Mullins, City of Sturgis Mayor; Rick Bir, City Commissioner; Holly Keyser, Sherman Township; 
John Carmichael, Root and Branch Real Estate; Kyle Kuipers, Rockford Construction; Mike Himes, Fawn River 
Township; Dan Cherry, Sturgis Journal; Cole Fisher, 402 George Street; Stephanie Fisher, 402 George Street; 
Kate McKnight, 415 George Street; Monica Smith, Sturgis Neighborhood Program; Erin Matthes, 409 Sturgis; 
Carlos Lopez, 409 Sturgis; Tom McLaughlin, 603 N. Nottawa; Mary McLaughlin, 603 N. Nottawa; Joseph 
Stankowski, Lume Cannabis Co.; Frank Schultz, Retail Warehouse; Mary Kay Schultz, Retail Warehouse; Jim 
Forker, 501 S. Centerville Road; Andy Pagels, 501 S. Centerville Road; Tom Walker, 121 N. Nottawa; Alex Frazier, 
Hurley & Stewart; Doug Camburn, 409 N. Nottawa; Nancy Hartman, 306 N. Nottawa; Jeff Brazo, Ayres Insurance; 
Neil Pagels, Bloom City Club; Kelly Massey, 500 E. Chicago Road; Richard Dudek, 110 S. Maple Avenue; Daniel 
Carmichael, 903 Independence; Lindsay Richardson, Sturgis Area Community Foundation; Larry Wallman, 108 S. 
Maple Avenue; Nathan Shevick, 302 S. Lakeview; Dwight Sholl, 106 S. Maple Avenue; Chad Stewart, 910 Robin 
Hood Trail; David Yunker, 116 S. Fourth Street; Matt Craven   

APPROVAL OF AGENDA 
Motion: Agenda was approved by consensus with one change in the order to move agenda item 5e to after 5a. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from December 21, 2021 regular meeting. 

Chairman Mikulenas presented the first agenda item – Site Plan Review – 1270 S. Centerville Road – 
Southern Michigan Bank and Trust 

Chairman Mikulenas read the Staff report and asked if there was a representative for the project; Alex Frazier of 
Hurley and Stewart representing Southern Michigan Bank and Trust approached the podium and reviewed the 
proposed site plan.  He highlighted that the project included construction of 2 new buildings, a proposed coffee 
shop at the north building and a bank with leasable retail space at the south building.  He explained that there 
would also be room for future expansion at the east side of the property.  The expansion would be contingent on 
how the development of the property progresses. 

Mr. Mikulenas inquired whether there had been an easement agreement completed with O’Reilly Auto Parts which 
is adjacent to the property on the north side.  Mr. Frazier explained that the owner’s representative was in contact 
with O’Reilly’s.  The site plan indicated driveway interconnection between O’Reilly’s and Southern Michigan Bank 
and Trust site but O’Reily’s would only be required to make the connection when they redo their parking lot.   

Richard Dudek inquired whether the only access point would be through the Applebee’s drive; Mr. Frazier 
confirmed that MDOT had required this access point with right turn exit only.  Mr. Mikulenas explained to the 
Planning Commission members that a motion must stipulate a satisfactory easement for the shared access drive 
with Applebee’s.   

Mr. Mikulenas asked whether stormwater calculations had been completed; Will Prichard, Director of Community 
Development, confirmed that they had been completed and approved.   

Mr. Alvez explained he must abstain from a vote due to employment with Southern Michigan Bank and Trust. 

Chairman Mikulenas asked for comments from the public.  No comments were made. 



Motion: Motion made by Allen, seconded by Perez, to approve the site plan at 1270 S. Centerville Road, parcel 
number 75-052-777-225-20, as per plans submitted, with the stipulation that a satisfactory easement agreement 
must be executed between the applicant and Applebee’s for the shared access drive. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Perez   Voting nay: None 
Absent: Caywood, Mahler          Abstain: Alvez          MOTION CARRIED 

Chairman Mikulenas presented the second agenda item – Special Land Use Request – 1640 S. 
Centerville Road – Marihuana Retailer  

Chairman Mikulenas read the staff report and opened the Public Hearing.  Joseph Stankowski, a 
representative of Lume Cannabis Company, approached the podium and reviewed their business plan.  He 
highlighted the site plan, which included demolition of a residential dwelling that had been acquired to meet 
the buffer requirements.  Mr. Mikulenas reviewed the requirements that must be completed within 1 year; 
Mr. Stankowski agreed to the requirements.      

Dwight Sholl, owner of the property located at 1660 S. Centerville Road, asked what type of fence would be 
installed around the facility, as he was concerned that traffic could be diverted onto his property due to the 
change of the site plan.  Mr. Stankowski assured Mr. Sholl that they could work together to find a solution 
that would work for both.  Rick Bir, City Commissioner, asked about the close proximity of Mr. Sholl’s well to 
the proposed retention pond; Mr. Prichard indicated that the Health Department should be contacted 
regarding that issue.     

Frank Schultz, owner of Retail Warehouse which is currently located at 1640 S. Centerville Road, stated that 
foot traffic has been a constant problem.  They had installed fences and people would use wire cutters to cut 
through it.   

Jeff Mullins, City of Sturgis Mayor, inquired whether the retention pond would be required to have a fence 
surrounding it; Mr. Prichard indicated that during site plan review it would be determined based on depth and 
slope.   

Chairman Mikulenas asked for any further comments from the public.  The Public Hearing was closed. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion:  Motion made by Allen, seconded by Stage, to approve the request for special land use for an adult-
use retailer establishment for Attitude Wellness, DBA Lume, at 1640 S. Centerville Road as presented, with 
the condition that a 6 ft. obscuring fence must be installed along the east property line or around the 
retention pond. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez      Voting nay: None    
Absent: Caywood, Mahler          MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – 108 W. Chicago Road – Root and Branch 
Presentation 

Mr. Mikulenas presented the Root and Branch project and invited John Carmichael to the podium.  Mr. 
Carmichael explained the business plan, highlighting the main floor restaurant and 4 floor apartment complex 
development that would encompass 108, 112 and 114 W. Chicago Road.  He explained that due to the 
condition of the former China Garden, demolition was the only option.  For the project to come to fruition, 
additional buildings would be needed.  Mr. Carmichael had already purchased the building at 112 W Chicago 
(Mike’s Pizza) and would be acquiring the building at 114 W Chicago (Sportsarama). 

The Downtown Development Association, the current owner of the former China Garden, did not have any 
serious inquiries into purchasing the building for rehabilitation.  The demolition costs had been estimated at 
approximately $400,000.  Mr. Mikulenas added that he felt that the estimated cost of demolition was a best-
case scenario.  If something were to go wrong with demolition and stabilization of the surrounding buildings, 
the cost would be more. 



Mr. Carmichael reviewed the cost of rent for the proposed tenant spaces.  Richard Dudek inquired as to the 
size of the units; Mr. Carmichael provided information regarding size of the apartments.  He explained that 
the studio apartments are a transitional living space and are very popular with younger adults.  Richard 
Dudek indicated he felt that there could be a lot of turnover with that size of apartment.  Kyle Kuipers from 
Rockford Construction explained that they have constructed many units of that size and they have been 
successful.   

Mr. Liston asked whether tenants would have designated parking spaces or will be required to find their own 
parking; Mr. Prichard provided information on requirements from the most updated parking ordinance 
amendment.  Jeff Brazo asked whether underground parking had been considered for the project; Mr. 
Kuipers from Rockford indicated that a study had been done to consider underground parking and had been 
found to be cost prohibitive.  He explained that tenants may be gone during business hours of surrounding 
stores, which may ease up on parking problems.  Neil Pagels did not agree; he stated that in a time when 
people work all times of the day, parking would still be an issue.  Mr. Alvez added that he felt the peak time 
of a steakhouse would be the evening, the neighboring businesses typically close around 5 o’clock p.m., 
which may ease congestion.   

Mr. Carmichael explained that additional parking would be available at the former Sturgis Journal building, 
which now houses GT Independence.  There is plenty of parking available, as additional parking was created 
when the building was renovated.  He felt this would be a solution for parking of staff at the restaurant.  Matt 
Craven asked Mr. Carmichael whether he had ever worked a 10-hour day and then had to walk 2 city blocks 
in winter weather to his car; Mr. Carmichael responded that if his job required him to, he would.   

Jeff Mullins asked whether the common area is only accessible for 3rd floor tenants or all building tenants; Mr. 
Kuipers clarified that it is a common space for tenants of the building.  Mr. Mullins confirmed the number of 
proposed units based on floor plans he had seen; Mr. Carmichael confirmed there would be 24 units.  Mr. 
Mikulenas asked whether the roof deck with the pergola would span the entire 3 floor; Mr.Kuipers explained 
that it would not due to the necessary room for mechanical equipment.   

Kate McKnight asked whether the proposed steakhouse would fit within the social district that was formed 
within the downtown district; Mr. Prichard confirmed that it would.  Tom McLaughlin asked what the timeline 
was for the project; Mr. Carmichael indicated that they expected the project to take approximately 16 
months, from breaking ground to finish.  Mr. McLaughlin asked how disruptive it would be to the surrounding 
retailers; Mike Himes, Fawn River Township Supervisor, explained he was a retailer a few tenant spaces from 
the Wings project and did not have any disruptions during that project.  Mr. McLaughlin did not feel that was 
a fair comparison because there are less retailers on the north side of Chicago Road than there are on the 
south side. 

Neil Pagels stated concerns with the proposed $400,000 the City of Sturgis may provide to the project.  He 
felt there may be negative effects, such as tax abatements and unfinished space, that could impact his 
generation.   

Mr. Brothers asked whether the current utilities would be able to handle the development; Mr. Prichard 
indicated that there would be further review, and there may be some upgrades necessary.  Mr. Liston asked 
whether the tower truck at the fire department could extend to the fifth floor; Mr. Prichard confirmed it would 
reach 100 feet.   

Mr. Prichard reviewed some of the proposed changes to the ordinances, such as apartments above stores and 
minimum size of apartments, that would permit the proposed project.  Richard Dudek asked whether there 
was any plan to allow two-family dwellings back into the residential zoning districts; Mr. Prichard indicated 
that the Planning Commission had recently permitted two-family dwellings back into the Residential 3 zoning 
district.  

Motion: Made by consensus to hold a Public Hearing at a future meeting regarding the development of the 
project, as well as a Design Review Committee meeting. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez      Voting nay: None    
Absent: Caywood, Mahler             MOTION CARRIED 



Chairman Mikulenas presented the fourth agenda item – Business Neighborhood (B-N) Zoning 
District Discussion 

Mr. Prichard discussed the GIS map indicating the proposed changes and explained the reasoning behind the 
changes to permit future development.  In the past, the ordinance had limited development of residential and 
or/business.  The proposed amendments to the ordinance would allow future development on a case-by-case 
basis.   

David Yunker, owner of the property located at 116 S. Fourth Street, asked what the areas shaded in green 
were; Mr. Prichard explained they were a Planned Development zoning district and that those permitted a 
work and living space.  Mr. Yunker asked what the change would be to his property located at 116 S. Fourth 
Street; Mr. Prichard confirmed on the map that there would not be any changes made to his property.    

Mary McLaughlin, owner of the property located at 603 N. Nottawa, had concerns about whether there would 
be more commotion in their block due to more businesses being permitted south of their location.  Jeff Brazo, 
representative for The Ayres Group which is located at 123 W. Hatch Street, requested a map of what the 
property was zoned and what it would be; Mr. Prichard explained how the link to the map work.  Doug 
Camburn, owner of the property located at 409 N. Nottawa asked whether his property would still be 
permitted as a restaurant; Mr. Prichard explained that when the use is allowed, it does not require a special 
land use.  If a special land use is required, the owner would have 1 year to complete the special land use 
requirements.  If the special land use requirements were not complete, the property would lose its use. 

Mr. Prichard reviewed the permitted uses within the language for the Business Neighborhood zoning district.  
He highlighted changes made to the average size of apartments as well as setback requirements.  He 
discussed changes to design standards for the Design Review Committee; the Zoning Administrator will make 
the determination, if unable, it would be reviewed by the Design Review Committee.  Internally lit signs in 
the Central Business zoning district would no longer require Design Review Committee approval either; if 
questionable, the Design Review Committee would review.     

Motion: Made by consensus to hold a Public Hearing at the meeting on February 15, 2022, for 
recommendation to the City Commission. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez      Voting nay: None    
Absent: Caywood, Mahler             MOTION CARRIED 

Chairman Mikulenas presented the fourth agenda item – Class “A” Non-Conforming Structure – 
501 S. Centerville Road 

Mr. Mikulenas read the Staff report and asked if there was a representative present.  Andy Pagels from D and 
S Builders approached the podium and explained that the owner of Z Smart Furniture would like to purchase 
the property located at 501 S. Centerville Road and add on to the rear existing building.  During a review 
with City staff, the potential purchaser was made aware that the existing building is a non-conforming 
structure, as it does not meet the current setback requirements.   

Mr. Mikulenas highlighted the electrical easement located on the west side of the property; Mr. Pagels 
indicated he was aware of the easement.  Mr. Prichard explained that the easement would be further 
addressed during the site plan review, as that would have to be brought back before the Planning 
Commission.      

Motion: Made by Liston, seconded by Alvez, to approve the Class “A” Non-Conforming structure designation 
for 501 S. Centerville Road, parcel number 75-052-777-144-00, as presented. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez      Voting nay: None    
Absent: Caywood, Mahler             MOTION CARRIED 

Adjourned 7:28 p.m. 



________________________________ 
Kara Falkenstein, Recording Secretary 



Amended Minutes 
REGULAR MEETING – STURGIS PLANNING BOARD 

January 18, 2022 
WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez 
Commissioners Absent: Caywood, Mahler 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary; Mike 
Hughes (via Zoom) 

Also Present: Jeff Mullins, City of Sturgis Mayor; Rick Bir, City Commissioner; Holly Keyser, Sherman Township; 
John Carmichael, Root and Branch Real Estate; Kyle Kuipers, Rockford Construction; Mike Himes, Fawn River 
Township; Dan Cherry, Sturgis Journal; Cole Fisher, 402 George Street; Stephanie Fisher, 402 George Street; 
Kate McKnight, 415 George Street; Monica Smith, Sturgis Neighborhood Program; Erin Matthes, 409 Sturgis; 
Carlos Lopez, 409 Sturgis; Tom McLaughlin, 603 N. Nottawa; Mary McLaughlin, 603 N. Nottawa; Joseph 
Stankowski, Lume Cannabis Co.; Frank Schultz, Retail Warehouse; Mary Kay Schultz, Retail Warehouse; Jim 
Forker, 501 S. Centerville Road; Andy Pagels, 501 S. Centerville Road; Tom Walker, 121 N. Nottawa; Alex Frazier, 
Hurley & Stewart; Doug Camburn, 409 N. Nottawa; Nancy Hartman, 306 N. Nottawa; Jeff Brazo, Ayres Insurance; 
Neil Pagels, Bloom City Club; Kelly Massey, 500 E. Chicago Road; Richard Dudek, 110 S. Maple Avenue; Daniel 
Carmichael, 903 Independence; Lindsay Richardson, Sturgis Area Community Foundation; Larry Wallman, 108 S. 
Maple Avenue; Nathan Shevick, 302 S. Lakeview; Dwight Sholl, 106 S. Maple Avenue; Chad Stewart, 910 Robin 
Hood Trail; David Yunker, 116 S. Fourth Street; Matt Craven   

APPROVAL OF AGENDA 
Motion: Agenda was approved by consensus with one change in the order to move agenda item 5e to after 5a. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from December 21, 2021 regular meeting. 

Chairman Mikulenas presented the first agenda item – Site Plan Review – 1270 S. Centerville Road – 
Southern Michigan Bank and Trust 

Chairman Mikulenas read the Staff report and asked if there was a representative for the project; Alex Frazier of 
Hurley and Stewart representing Southern Michigan Bank and Trust approached the podium and reviewed the 
proposed site plan.  He highlighted that the project included construction of 2 new buildings, a proposed coffee 
shop at the north building and a bank with leasable retail space at the south building.  He explained that there 
would also be room for future expansion at the east side of the property.  The expansion would be contingent on 
how the development of the property progresses. 

Mr. Mikulenas inquired whether there had been an easement agreement completed with O’Reilly Auto Parts which 
is adjacent to the property on the north side.  Mr. Frazier explained that the owner’s representative was in contact 
with O’Reilly’s.  The site plan indicated driveway interconnection between O’Reilly’s and Southern Michigan Bank 
and Trust site but O’Reily’s would only be required to make the connection when they redo their parking lot.   

Richard Dudek inquired whether the only access point would be through the Applebee’s drive; Mr. Frazier 
confirmed that MDOT had required this access point with right turn exit only.  Mr. Mikulenas explained to the 
Planning Commission members that a motion must stipulate a satisfactory easement for the shared access drive 
with Applebee’s.   

Mr. Mikulenas asked whether stormwater calculations had been completed; Will Prichard, Director of Community 
Development, confirmed that they had been completed and approved.   

Mr. Alvez explained he must abstain from a vote due to employment with Southern Michigan Bank and Trust. 

Chairman Mikulenas asked for comments from the public.  No comments were made. 



Motion: Motion made by Allen, seconded by Perez, to approve the site plan at 1270 S. Centerville Road, parcel 
number 75-052-777-225-20, as per plans submitted, with the stipulation that a satisfactory easement agreement 
must be executed between the applicant and Applebee’s for the shared access drive. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Perez   Voting nay: None 
Absent: Caywood, Mahler          Abstain: Alvez          MOTION CARRIED 

Chairman Mikulenas presented the second agenda item – Special Land Use Request – 1640 S. 
Centerville Road – Marihuana Retailer  

Chairman Mikulenas read the staff report and opened the Public Hearing.  Joseph Stankowski, a 
representative of Lume Cannabis Company, approached the podium and reviewed their business plan.  He 
highlighted the site plan, which included demolition of a residential dwelling that had been acquired to meet 
the buffer requirements.  Mr. Mikulenas reviewed the requirements that must be completed within 1 year; 
Mr. Stankowski agreed to the requirements.      

Dwight Sholl, owner of the property located at 1660 S. Centerville Road, asked what type of fence would be 
installed around the facility, as he was concerned that traffic could be diverted onto his property due to the 
change of the site plan.  Mr. Stankowski assured Mr. Sholl that they could work together to find a solution 
that would work for both.  Rick Bir, City Commissioner, asked about the close proximity of Mr. Sholl’s well to 
the proposed retention pond; Mr. Prichard indicated that the Health Department should be contacted 
regarding that issue.     

Frank Schultz, owner of Retail Warehouse which is currently located at 1640 S. Centerville Road, stated that 
foot traffic has been a constant problem.  They had installed fences and people would use wire cutters to cut 
through it.   

Jeff Mullins, City of Sturgis Mayor, inquired whether the retention pond would be required to have a fence 
surrounding it; Mr. Prichard indicated that during site plan review it would be determined based on depth and 
slope.   

Chairman Mikulenas asked for any further comments from the public.  The Public Hearing was closed. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion:  Motion made by Allen, seconded by Stage, to approve the request for special land use for an adult-
use retailer establishment for Attitude Wellness, DBA Lume, at 1640 S. Centerville Road as presented, with 
the condition that a 6 ft. obscuring fence must be installed along the east property line or around the 
retention pond. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez      Voting nay: None    
Absent: Caywood, Mahler          MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – 108 W. Chicago Road – Root and Branch 
Presentation 

Mr. Mikulenas presented the Root and Branch project and invited John Carmichael to the podium.  Mr. 
Carmichael explained the business plan, highlighting the main floor restaurant and 4 floor apartment complex 
development that would encompass 108, 112 and 114 W. Chicago Road.  He explained that due to the 
condition of the former China Garden, demolition was the only option.  For the project to come to fruition, 
additional buildings would be needed.  Mr. Carmichael had already purchased the building at 112 W Chicago 
(Mike’s Pizza) and would be acquiring the building at 114 W Chicago (Sportsarama). 

The Downtown Development Association, the current owner of the former China Garden, did not have any 
serious inquiries into purchasing the building for rehabilitation.  The demolition costs had been estimated at 
approximately $400,000.  Mr. Mikulenas added that he felt that the estimated cost of demolition was a best-
case scenario.  If something were to go wrong with demolition and stabilization of the surrounding buildings, 
the cost would be more. 



Mr. Carmichael reviewed the cost of rent for the proposed tenant spaces.  Richard Dudek inquired as to the 
size of the units; Mr. Carmichael provided information regarding size of the apartments.  He explained that 
the studio apartments are a transitional living space and are very popular with younger adults.  Richard 
Dudek indicated he felt that there could be a lot of turnover with that size of apartment.  Kyle Kuipers from 
Rockford Construction explained that they have constructed many units of that size and they have been 
successful.   

Mr. Liston asked whether tenants would have designated parking spaces or will be required to find their own 
parking; Mr. Prichard provided information on requirements from the most updated parking ordinance 
amendment.  Jeff Brazo asked whether underground parking had been considered for the project; Mr. 
Kuipers from Rockford indicated that a study had been done to consider underground parking and had been 
found to be cost prohibitive.  He explained that tenants may be gone during business hours of surrounding 
stores, which may ease up on parking problems.  Neil Pagels did not agree; he stated that in a time when 
people work all times of the day, parking would still be an issue.  Mr. Alvez added that he felt the peak time 
of a steakhouse would be the evening, the neighboring businesses typically close around 5 o’clock p.m., 
which may ease congestion.   

Mr. Carmichael explained that additional parking would be available at the former Sturgis Journal building, 
which now houses GT Independence.  There is plenty of parking available, as additional parking was created 
when the building was renovated.  He felt this would be a solution for parking of staff at the restaurant.  Matt 
Craven asked Mr. Carmichael whether he had ever worked a 10-hour day and then had to walk 2 city blocks 
in winter weather to his car; Mr. Carmichael responded that if his job required him to, he would.   

Jeff Mullins asked whether the common area is only accessible for 3rd floor tenants or all building tenants; Mr. 
Kuipers clarified that it is a common space for tenants of the building.  Mr. Mullins confirmed the number of 
proposed units based on floor plans he had seen; Mr. Carmichael confirmed there would be 24 units.  Mr. 
Mikulenas asked whether the roof deck with the pergola would span the entire 3 floor; Mr.Kuipers explained 
that it would not due to the necessary room for mechanical equipment.   

Kate McKnight asked whether the proposed steakhouse would fit within the social district that was formed 
within the downtown district; Mr. Prichard confirmed that it would.  Tom McLaughlin asked what the timeline 
was for the project; Mr. Carmichael indicated that they expected the project to take approximately 16 
months, from breaking ground to finish.  Mr. McLaughlin asked how disruptive it would be to the surrounding 
retailers; Mike Himes, Fawn River Township Supervisor, explained he was a retailer a few tenant spaces from 
the Wings project and did not have any disruptions during that project.  Mr. McLaughlin did not feel that was 
a fair comparison because there are less retailers on the north side of Chicago Road than there are on the 
south side. 

Neil Pagels stated concerns with the proposed $400,000 the City of Sturgis may provide to the project.  He 
felt there may be negative effects, such as tax abatements and unfinished space, that could impact his 
generation.   

Mr. Brothers asked whether the current utilities would be able to handle the development; Mr. Prichard 
indicated that there would be further review, and there may be some upgrades necessary.  Mr. Liston asked 
whether the tower truck at the fire department could extend to the fifth floor; Mr. Prichard confirmed it would 
reach 100 feet.   

Mr. Prichard reviewed some of the proposed changes to the ordinances, such as apartments above stores and 
minimum size of apartments, that would permit the proposed project.  Richard Dudek asked whether there 
was any plan to allow two-family dwellings back into the residential zoning districts; Mr. Prichard indicated 
that the Planning Commission had recently permitted two-family dwellings back into the Residential 3 zoning 
district.  

Motion: Made by consensus to hold a Public Hearing at a future meeting regarding the development of the 
project, as well as a Design Review Committee meeting. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez      Voting nay: None    
Absent: Caywood, Mahler             MOTION CARRIED 



Chairman Mikulenas presented the fourth agenda item – Business Neighborhood (B-N) Zoning 
District Discussion 

Mr. Prichard discussed the GIS map indicating the proposed changes and explained the reasoning behind the 
changes to permit future development.  In the past, the ordinance had limited development of residential and 
or/business.  The proposed amendments to the ordinance would allow future development on a case-by-case 
basis.   

David Yunker, owner of the property located at 116 S. Fourth Street, asked what the areas shaded in green 
were; Mr. Prichard explained they were a Planned Development zoning district and that those permitted a 
work and living space.  Mr. Yunker asked what the change would be to his property located at 116 S. Fourth 
Street; Mr. Prichard confirmed on the map that there would not be any changes made to his property.    

Mary McLaughlin, owner of the property located at 603 N. Nottawa, had concerns about whether there would 
be more commotion in their block due to more businesses being permitted south of their location.  Jeff Brazo, 
representative for The Ayres Group which is located at 123 W. Hatch Street, requested a map of what the 
property was zoned and what it would be; Mr. Prichard explained how the link to the map work.  Doug 
Camburn, owner of the property located at 409 N. Nottawa asked whether his property would still be 
permitted as a restaurant; Mr. Prichard explained that when the use is allowed, it does not require a special 
land use.  If a special land use is required, the owner would have 1 year to complete the special land use 
requirements.  If the special land use requirements were not complete, the property would lose its use. 

Mr. Prichard reviewed the permitted uses within the language for the Business Neighborhood zoning district.  
He highlighted changes made to the average size of apartments as well as setback requirements.  He 
discussed changes to design standards for the Design Review Committee; the Zoning Administrator will make 
the determination, if unable, it would be reviewed by the Design Review Committee.  Internally lit signs in 
the Central Business zoning district would no longer require Design Review Committee approval either; if 
questionable, the Design Review Committee would review.     

Motion: Made by consensus to hold a Public Hearing at the meeting on February 15, 2022, for 
recommendation to the City Commission. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez      Voting nay: None    
Absent: Caywood, Mahler             MOTION CARRIED 

Chairman Mikulenas presented the fifth agenda item – Class “A” Non-Conforming Structure – 501 
S. Centerville Road 

Mr. Mikulenas read the Staff report and asked if there was a representative present.  Andy Pagels from D and 
S Builders approached the podium and explained that the owner of Z Smart Furniture would like to purchase 
the property located at 501 S. Centerville Road and add on to the rear existing building.  During a review 
with City staff, the potential purchaser was made aware that the existing building is a non-conforming 
structure, as it does not meet the current setback requirements.   

Mr. Mikulenas highlighted the electrical easement located on the west side of the property; Mr. Pagels 
indicated he was aware of the easement.  Mr. Prichard explained that the easement would be further 
addressed during the site plan review, as that would have to be brought back before the Planning 
Commission.      

Motion: Made by Liston, seconded by Alvez, to approve the Class “A” Non-Conforming structure designation 
for 501 S. Centerville Road, parcel number 75-052-777-144-00, as presented. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Perez      Voting nay: None    
Absent: Caywood, Mahler             MOTION CARRIED 

Adjourned 7:28 p.m. 



________________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
February 15, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Caywood, Mahler 
Commissioners Absent: Perez 

Staff Present: Will Prichard, Director of Community Development; Mike Hughes, City Manager; Kara Falkenstein, 
Recording Secretary; Holly Keyser, City Controller 

Also Present: Jeff Mullins, City of Sturgis Mayor; John Carmichael, Root and Branch Real Estate; Kyle Kuipers, 
Rockford Construction; Dan Cherry, Sturgis Journal; Kaitlyn Schultz, Retail Warehouse; Christopher Enright, 1640 
S. Centerville Road; Jeff Brazo, Ayres Insurance; Nathan Shevick, 302 S. Lakeview; Debra Avery 206 Surprise; 
Lou Modert, 206 Surprise; Jesse Smith, MOAB Genetix, LLC.; David Hughes, Constantine Products, LLC.; Jeff Kuhl, 
Michiana Millworks   

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from January 18th regular meeting with the following correction: the fifth agenda item 
was labeled fourth, so there were 2 agenda items labeled fourth agenda items. 

Chairman Mikulenas presented the first agenda item – Class “A” Non-Conforming Structure Request – 
206 Surprise 

Chairman Mikulenas read the Staff report and asked if there was a representative for the project. Debra Avery 
approached the podium and explained that she wanted to demolish the existing 12’X18’ garage and construct a 
new 14’X22’ garage.  However, current side setbacks required the new construction to be built a minimum of 10’ 
from the property line.  She explained this would place the new garage out further into the yard and would be the 
view from her deck.   

Chairman Mikulenas asked for comments from the public.  No comments were made. 

Motion: Motion made by Stage, seconded by Alvez, to approve the Class “A” Non-Conforming designation for the 
accessory structure at 206 Surprise, parcel number 75-052-366-011-00, as presented. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Caywood, Mahler   Voting nay: None 
Absent: Perez      MOTION CARRIED 

Chairman Mikulenas presented the second agenda item – Site Plan Review – 1640 S. Centerville 
Road  

Chairman Mikulenas read the staff report and asked if there was a representative for the project; Christopher 
Enright approached the podium.  He high pointed the project, explaining that they would be removing the 
north entrance and utilizing only the south entrance as per the MDOT driveway permit and they would be 
demolishing the existing house on Centerville Road to meet the buffer zones. 

Mr. Mikulenas explained that the demolition of the existing house to meet the buffer requirements must come prior 
to the issuance of permits for the construction of the new building; Mr. Enright agreed. 

Mr. Alvez inquired whether the screening for the property to the east had been addressed after discussion from the 
previous meeting; Will Prichard, Director of Community Development, indicated that the property owner had 
requested a 6 ft. opaque fence, so an agreement would be completed.     

Chairman Mikulenas asked for any further comments from the public. 



Motion:  Made by Allen, seconded by Brothers, to approve the site plan at 1640 S. Centerville Road, parcel 
number 75-052-777-254-00, as per plans presented, with the following conditions: 

- A 6-foot-high screened fence would be required as part of the special land use approval with the 
property to the direct east. 

- Prior to the issuance of a building permit, the City is provided with an executed and recorded 
easement agreement for the sanitary sewer.   

- Prior to the issuance of a building permit, the City has issued a building permit for the demolition of 
the residential building at 1680 South Centerville Road.  The residential dwelling is addressed at 1674 
South Centerville Road.  

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Caywood       Voting nay: Mahler  
Absent: Perez  MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Special Land Use – 1305 Kitson Avenue - 
Marihuana Establishment – Class B Grow  

Mr. Mikulenas read the Staff report and opened the Public Hearing.  He asked if there was a representative 
present for the project.  Jesse Smith of MOAB Genetix, LLC. approached the podium and explained he was 
purchasing a property at 1305 Kitson to open an adult marihuana grow operation.  Mr. Liston inquired 
whether it would be just a grow operation; Mr. Smith confirmed it would be. 

Mr. Mikulenas reviewed the conditions that must be met within a 1-year period.  He indicated that the 
background checks had not yet been completed, which was a requirement.  A condition could be placed on 
the motion regarding the completion of background checks.   

Chairman Mikulenas asked for any further comments from the public.  He closed the Public Hearing. 

The members reviewed the Special Land Use criteria; all criteria was met.  Buffer requirements had been met. 

Motion: Made by Stage, seconded by Liston, to approve the special land use request for an Adult Use 
Marihuana Class B Grow Establishment license for M.O.A.B. Genetix, LLC. located at 1305 Kitson Avenue, as 
presented, with the stipulation that background checks must be completed. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Caywood   Voting nay: Mahler  
Absent: Perez  MOTION CARRIED 

Chairman Mikulenas presented the fourth agenda item – Special Land Use – 1394 S. Centerville 
Road – Marihuana Establishment – Retailer 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  He asked if there was a representative 
present for the property; David Hughes approached the podium.  He explained that the owners of Constantine 
Products, LLC., doing business as The Dude Abides, wanted to open a retailer at the existing Wild Bill’s location.  
Without a medical permit, they would be limited to usage of only the front section of the building and be required 
to install a demising wall as a buffering requirement for the establishment located at 1139 S. Centerville Road.  He 
explained they were trying to obtain a medical permit from another holder so they would be able to use the entire 
tenant space and forego installation of a demising wall. 

Mr. Mikulenas reviewed the conditions that are required within a 1-year period.  He indicated that the background 
checks had not yet been completed.  A condition would be placed on the motion regarding the completion of 
background checks. 

Chairman Mikulenas asked for any further comments from the public.  He closed the Public Hearing. 

The members reviewed the Special Land Use criteria; all criteria was met. 



Motion: Made by Brothers, seconded by Allen to approve the application for special land use for an adult-use 
retailer establishment for The Dude Abides at 1394 S. Centerville Road, as presented, with the stipulation 
that the background checks must be completed.  

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Caywood   Voting nay: Mahler  
Absent: Perez   MOTION CARRIED 

Chairman Mikulenas presented the fifth agenda item – Mixed-Use Development Ordinance 
Amendments 

Mr. Mikulenas read the Staff report and opened the Public Hearing.  Mr. Prichard discussed the proposed  
amendments.  Jeff Mullins, City of Sturgis Mayor, inquired where the 5-story maximum had come from in the 
ordinance language; Mr. Prichard indicated that City staff had researched cities of similar size.   

Mr. Caywood asked why the safety measures had been removed from the language; Mr. Prichard indicated 
that it was redundant of the building code, which is followed, as it is more stringent.  Mr. Caywood asked if 
there is not a requirement for setbacks for future developments whether it could cause more harm than 
good; Mr. Prichard showed examples of what existing buildings in the downtown and most were constructed 
on the lot line.      

Chairman Mikulenas asked for any further comments from the public.  He closed the Public Hearing. 

Motion: Made by Liston, seconded by Mahler, to recommend the amendments as described in the 
“Resolution Recommending Amendments for Mixed-use Developments – 2/15/22” to the Sturgis City 
Commission for approval.  

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Caywood, Mahler Voting nay: None    
Absent: Perez MOTION CARRIED 

Chairman Mikulenas presented the sixth agenda item – Business Neighborhood (B-N) Zoning 
Ordinance Amendments 

Mr. Mikulenas read the Staff report and opened the Public Hearing.  Mr. Prichard highlighted some of the 
amendments.  Mr. Mahler asked whether the amendments would clean up some of the non-conformities; Mr. 
Prichard confirmed that it would.  Jeff Brazo of Ayres Insurance came to the podium and explained that they 
were made aware that their parcel was a split-zoned parcel and were also to be rezoned to Business 
Neighborhood.  He stated they were in favor of the rezoning because it may help them in the future.  He also 
thanked the Community Development staff for their responsiveness to his questions. 

Chairman Mikulenas asked for any further comments from the public.  He closed the Public Hearing. 

Motion: Made by Alvez, seconded by Mahler, that the Sturgis Planning Commission adopt the Resolution 
Recommending Business Neighborhood (B-N) Zoning District - February 15, 2022, as presented to the 
Sturgis City Commission for approval. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Caywood, Mahler Voting nay: None    
Absent: Perez MOTION CARRIED 

Chairman Mikulenas presented the seventh agenda item – Zoning District Changes 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Mr. Prichard reviewed the 
proposed changes on the GIS map and explained some of the benefits to the changes. 

Chairman Mikulenas asked for any further comments from the public.  He closed the Public Hearing. 

Motion: Made by Allen, seconded by Caywood, that the Sturgis Planning Commission adopt the Resolution 
for Zoning District Changes – February 15, 2022, as presented and recommend to the Sturgis City 
Commission for approval.  



Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Caywood, Mahler Voting nay: None    
Absent: Perez MOTION CARRIED 

Chairman Mikulenas presented- the eighth agenda item – Amended Site Plan – 1221 N. Clay Street 

Chairman Mikulenas read the Staff report and asked if there was a representative for the project.  Mr. Liston 
indicated he would have to abstain from voting as he was involved with the project.  He then joined Jeff Kuhl, 
owner of Michiana Millworks, at the podium and explained that they had amended the site plan previously 
approved on September 15, 2020.  Mr. Kuhl explained that his business had been growing and had outgrown 
the existing spaces.  He had an agreement to purchase 5 additional lots in the industrial park for future 
expansion.   

Discussion took place regarding screening requirements.  The screening around the outside storage area 
differed from the approved 2020 site plan.  Mr. Kuhl had proposed to not install screening on the north side 
of the outside storage area, however, the zoning ordinance required screening.      

Motion: Made by Caywood, seconded by Mahler, to approve the amended site plan at 1221 N. Clay Street, 
parcel number 75-052-105-017-00, as per plans submitted, with the following conditions: 

- The purchase of the additional parcels must be secured within 9 months; 90 days after close the fence 
on the north side of the property is to be installed. 

- A special assessment payment agreement will need to be signed to waive the sidewalk installation 
until a further date. 

Voting yea: Mikulenas, Allen, Stage, Liston, Brothers, Alvez, Caywood, Mahler Voting nay: None    
Absent: Perez MOTION CARRIED 

Adjourned 6:43 p.m. 

________________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
March 15, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Perez, Caywood, Alvez, Liston, Stage 
Commissioners Absent: Allen, Brothers, Mahler 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary 

Also Present: Dan Cherry, Sturgis Journal; Tony Percival, 1103 N. Centerville Road; Adam Carter, 1103 N. 
Centerville Road; Tom Hamilton, 1103 N. Centerville Road; Dave Setterblad, 1291 Kitson Avenue; Tom 
Houseman, 121 S. Centerville Road; Tim Houseman, 121 S. Centerville Road; Bo Felt, 313 Susan Court, Breanne 
Kaiser, 233 Bogen Road     

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented with one change to move agenda item f to after agenda item b. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from February 15, 2022 regular meeting. 

Visitors Comments 
Chairman Mikulenas asks for visitor’s comments that are not related to agenda items.  Bo Felt, owner of Glass 
Traditions, approached the podium and explained that he was interested in purchasing the former Michiana Snax 
building that was located at 313 Susan Court.  He indicated that when he had contacted the Community 
Development Department regarding zoning requirements for the property and was made aware that his window 
restoration company did not qualify in the Business Office Service zoning district.   

Will Prichard, Director of the Community Development Department, explained that light manufacturing could be 
added to the language and then added to the zoning district.  Once added, a special land use would be required. 

Mr. Mikulenas asked whether it could create a problem in other parts of the City.  Mr. Prichard indicated that each 
would be reviewed in a case-by-case basis because each would require the special land use.  Mr. Mikulenas asked 
whether Mr. Felt was working with a timeframe; Mr. Felt indicated that a month would be ideal but knew it may 
not happen. 

Chairman Mikulenas presented the first agenda item – Planning Commission Consideration/Parking 
Waiver – 200 Timothy 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Jamie Crites, the property owner, was 
present via Zoom.  Mr. Crites explained that he would like to fit 2 buildings within the space and due to parking 
requirements, it would limit the size of construction.  He said that in his experience there was not more than 1 or 2 
people on a normal basis at a storage building at one time.   

Chairman Mikulenas read through the conditions of the consideration.  Chairman Mikulenas asked for comments 
from the public.  No comments were made.  He closed the public hearing. 

Mr. Liston and Mr. Caywood indicated that they must abstain from the vote due to a conflict of interest. 

Motion: Motion made by Alvez, seconded by Stage, to approve this waiver for proposed parallel parking on one 
side of each building due to the placement of existing buildings and new proposed expansion at 200 Timothy, 
parcel number 75-052-777-509-10, as presented. 

Voting yea: Mikulenas, Perez, Alvez, Stage      Voting nay: None 
Absent: Allen, Brothers, Mahler      Abstained: Liston, Caywood  MOTION CARRIED 



Chairman Mikulenas presented the second agenda item – Site Plan Review – 200 Timothy 

Chairman Mikulenas read the Staff report.  A fence was recommended for the east property line so members 
from the neighboring church property would not drive on it.  Mr. Crites mentioned installing pine trees along 
the property line instead, so to limit access for neighboring properties.  Mr. Liston discussed the drainage 
swale that, once in place, may deter people from driving between the properties. 

Mr. Prichard indicated that there may be a city easement to consider prior to planting trees.  If there is an 
easement, boulders or a fence may be the only options.  Mr. Crites indicated he would rather do a boulder 
than a fence due to cost.  Mr. Prichard indicated trees would be best, however, they would confirm the 
easement and a decision would be made.      

Chairman Mikulenas asked for any further comments from the public. 

Mr. Liston and Mr. Caywood indicated that they must abstain from voting due to a conflict of interest. 

Motion:  Made by Alvez, seconded by Perez, to approve the site plan at 200 Timothy, parcel number 75-052-
777-124-00, as per plans presented contingent upon a review from the Department of Public Services for the east 
property line to place a tree or rock border.  

Voting yea: Mikulenas, Perez, Alvez, Stage      Voting nay: None    
Absent: Allen, Brothers, Mahler      Abstained: Liston, Caywood  MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Special Land Use – 1291 Kitson Avenue - 
Marihuana Establishment – Secure Transporter  

Mr. Mikulenas read the Staff report and opened the Public Hearing.  He asked if there was a representative 
present for the project.  David Setterblad approached the podium.  Mr. Mikulenas reviewed the conditions 
that must be met within a 1-year period; Mr. Setterblad agreed to the conditions.     

Mr. Liston asked whether the building had been completed; Mr. Prichard indicated that Mr. Setterblad had 
been given a Certificate of Occupancy for the building and nothing further had to be done.   

Chairman Mikulenas asked for any further comments from the public, none were heard.  He closed the Public 
Hearing.   

The members reviewed the Special Land Use criteria; all criteria were met.  Buffer requirements had been met. 

Motion: Made by Stage, seconded by Liston, to approve the special land use request for an Adult-Use 
Marihuana Secure Transporter Establishment License for Secure Transport of Michigan, LLC located at 1291 Kitson 
Avenue, as presented.   

Voting yea: Mikulenas, Perez, Caywood, Alvez, Liston, Stage  Voting nay: None       
Absent: Allen, Brothers, Mahler   MOTION CARRIED 

Chairman Mikulenas presented the fourth agenda item – Special Land Use – 121 S. Centerville 
Road – Automobile Carwash 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  He asked if there was a representative 
present for the property; Tom and Tim Houseman approached the podium.  They explained that the existing 
carwashes in the city were older and not as advanced in technology as they were proposing to construct.  Their 
proposed construction would use less energy and water and accommodate all types of cars.   

Mr. Prichard discussed the concern from the owner of the property located to the north, Joe Meyers.  Mr. Meyers 
was unable to attend the meeting but had written an email with concerns.  He indicated he had no problem with 
the project, however he had concerns with the shared access drive. 

Mr. Mikulenas inquired whether the Michigan Department of Transportation (MDOT) had been contacted yet 
regarding the drive; Mr. Houseman indicated they had not been contacted as of the meeting.  Mr. Mikulenas asked 



whether there needed to be a motion made based on the easement; Mr. Prichard indicated that it would be 
necessary because they would need access to the property.      

Chairman Mikulenas asked for any further comments from the public, none were heard.  He closed the Public 
Hearing.   

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion: Made by Caywood, seconded by Alvez, to approve the application for special land use for an 
automobile carwash at 121 S. Centerville Road, parcel number 75-052-777-124-00 contingent upon acceptable 
resolution of access from Centerville Road. 

Voting yea: Mikulenas, Perez, Caywood, Alvez, Liston, Stage   Voting nay: None    
Absent: Allen, Brothers, Mahler     MOTION CARRIED 

Chairman Mikulenas presented the fifth agenda item – Special Land Use – 233 Bogen Road – 
Marihuana Establishment – Marihuana Class C Grow 

Mr. Mikulenas read the Staff report and opened the Public Hearing.  He asked if there was a representative 
present for the property.  Breanne Kaiser approached the podium and explained that she was currently living 
in New York but had plans to move to Michigan to construct a building to house a marihuana grow operation 
on the property located at 233 Bogen Road.  She highlighted their business plan and how they would give 
back to the community through various non-profit organizations.   

Ms. Kaiser understood that due to the restrictive convenance, retail would not be allowed at this location.  Mr. 
Mikulenas reviewed the conditions that must be met within a 1-year period; Ms. Kaiser agreed to the 
conditions.      

Chairman Mikulenas asked for any further comments from the public, none were heard.  He closed the Public 
Hearing.   

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion: Made by Caywood, seconded by Liston, to approve the special land use request for an Adult Use 
Marihuana Class C Grow Establishment license for Kaif Industries, LLC. located at 233 Bogen Road, as presented, 
with the condition that the background checks are verified to be in compliance with City ordinance.   

Voting yea: Mikulenas, Perez, Caywood, Alvez, Liston, Stage  Voting nay: None    
Absent:  Allen, Brothers, Mahler      MOTION CARRIED 

Chairman Mikulenas presented the sixth agenda item – Special Land Use – 1103 N. Centerville 
Road – Marihuana Establishment - Retailer 

Mr. Mikulenas read the Staff report and opened the Public Hearing.  He asked if there was a representative 
present for the property.  Adam Carter approached the podium and explained that Allopathic already had 
their medical permit but was seeking a license for adult-use at the same location.  Mr. Liston asked whether 
they were currently open for business; Mr. Carter indicated they had opened for business with the medical 
permit only.   

Mr. Mikulenas reviewed the conditions that must be met within a 1-year period: Mr. Carter agreed to the 
conditions.     

Chairman Mikulenas asked for any further comments from the public, none were heard.  He closed the Public 
Hearing.   

The members reviewed the Special Land Use criteria; all criteria was met. 

Mr. Caywood indicated he must abstain from the vote due to a conflict of interest. 



Motion: Made by Alvez, seconded by Stage, to approve the application for special land use for an adult-use 
retailer establishment for Allopathic Crop Services, LLC dba The Armory at 1103 N. Centerville Road, as presented. 

Voting yea: Mikulenas, Perez, Alvez, Liston, Stage Voting nay: None    
Absent: Allen, Brothers, Mahler       Abstained: Caywood MOTION CARRIED 

Chairman Mikulenas presented the seventh agenda item – 2021 Planning Commission Annual 
Report 

Mr. Mikulenas inquired as to the report that was included from Beckett and Raeder.  Mr. Prichard indicated 
that the report is something that has been provided for information and can be passed along to Commission 
members.  He also indicated that there was an annual report included from City staff that was required.  He 
explained that there may be some upcoming trainings available to Commission members; members seemed 
open to the possibility. 

Motion: Report approved by consensus, as presented. 

Chairman Mikulenas presented the eighth agenda item – Commissioner/Staff Comments 

Temporary Signage in the Manufacturing Zoning District 
Mr. Prichard discussed temporary signage in the manufacturing zoning district.  He explained that since there had 
been an increase in retail in that zoning district, there had been an increase in the use of temporary signage.  
Requirements for temporary signage in the manufacturing district did not require a permit, so people were putting 
signs up, many without following the rules.  Mr. Prichard wanted to know whether the members wanted to revisit 
the ordinance and possibly require permits for temporary signage in the manufacturing zoning district.  The 
members agreed that an ordinance change should be considered. 

Root and Branch Project 
Mr. Prichard gave an update on the Root and Branch downtown project.  He indicated that the Design Review 
Committee would be meeting for final design and color approvals.  He was hopeful that site plan review would be 
on the agenda at the April Planning Commission meeting. 

Special Meeting 
Mr. Prichard indicated to the members that there were several site plans that would need site plan reviews once 
they had approvals from several City departments.  He wanted the members to be aware that there might be a 
possibility of a special meeting if there was a need for one. 

Adjourned 6:33 p.m. 

________________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
April 19, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Caywood 
Commissioners Absent: Perez, Brothers 

Staff Present: Will Prichard, Director of Community Development; Mike Hughes, City Manager; Andrew Kuk, 
Assistant City Manager; Kara Falkenstein, Recording Secretary  

Also Present: Jeff Mullins, Mayor; Rick Bir, City Commissioner; Dan Cherry, Sturgis Journal; Jesse Smith, MOAB 
Genetix; Megan Smith, MOAB Genetix; Terry Folkenauer, MOAB Genetix; Jeff Liss, MOAB Genetix; Jim Reyers, 
Copperrock Construction; Bob Dugger, Stash Ventures; John Carmichael, Root and Branch Development; Dan 
Carmichael, Root and Branch Development; Josh Strauz, Rockford Construction; Travis Copenhaver, Gage 
Cannabis, Co.; Amanda Wickey, 508 N. Electric Court; Jolene Reckers, 508 N. Electric Court; James Reckers, P.O. 
Box 595, Sturgis; Courtney McClain, Mike’s Pizza and Subs; Nathan Shevick, Puff Cannabis; Kevin Wilson, 602 
Mechanic; David Hughes, Constantine Products, LLC.; Erin McMachen, AEY; Elizabeth Denman, Willer’s Shoes; 
Todd Maynard, Willer’s Shoes; Elisa Welch, Corner Café; Mary Jo Mestelle, Inspired Finds; Cody Newman, Driven 
Design Studio    

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from March 15, 2022, regular meeting. 

Chairman Mikulenas presented the first agenda item – Amended Site Plan Review – 618 N. Centerville 
Road  

Chairman Mikulenas read the Staff report and asked if there was a representative for the property.  Bob Dugger, a 
representative of Stash Ventures, approached the podium.  He explained that an HVAC issue had caused drainage 
problems.  The issue required a revision of the site plan, so an amendment was made.  He explained that all the 
work be done from Stash Venture’s property or the neighboring property to the west.  The site plan also indicates 
the change in the driveway opening nearest Centerville Road.    

Will Prichard, Director of Community Development, reviewed an email from Jill Wentzel the owner of the 
neighboring property to the north.  In the email, she requested the following: 1. No access from our property for 
any excavation/construction equipment for the infiltration trench. 2. No excavation/construction debris or material 
on our property from the infiltration trench. 3. No disturbance to our wooded area on the property line. 

Motion: Motion made by Stage, seconded by Alvez, to approve the amended site plan for 618 N. Centerville Road 
(Parcel ID #75-052-605-008-00) as presented.   

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Caywood Voting nay: None 
Absent: Perez, Brothers       MOTION CARRIED 

Chairman Mikulenas presented the second agenda item – Special Land Use Request – 108, 112 
and 114 W. Chicago Road – Mixed Use Development  

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Amanda Wickey, a neighboring 
business owner, approached the podium.  She stated she is a Downtown Development Association member, 
local volunteer, as well as a local business owner.  She explained that, though she is excited for new things, 
she did not feel this request should be approved.  She is not in favor a 5-story build that has gotten approval 
because rules have been changed.  She felt that once given the approval for the development, it would open 
it up for other investors to knock down other buildings to do the same.  She explained she felt that parking 



was going to be a major issue for the small businesses surrounding the development and did not understand 
why the developer was being given an exception on parking requirements. 

John Carmichael, developer for the Root and Branch project, approached the podium and gave a quick 
overview of the project, a brief review of the timeline leading up to the meeting and discussed funding for the 
project.  He also spoke about the parking concerns and indicated that he is working with the city on a plan to 
meet zoning ordinance requirements.  He spoke about additional parking spaces at the property owned by GT 
Independence on John Street.  Rick Bir, City Commissioner, asked whether it would be private or public 
parking.  Mr. Carmichael indicated that though the details of the lease agreement was not known at that 
time, the intent would be a lease agreement between the City of Sturgis and Root and Branch or GT 
Independence for public parking.  This would provide additional parking for the downtown.  Mr. Mikulenas 
explained the special land use requires parking to be provided within 1,000 feet, GT Independence would be 
within 500 feet.   

Mr. Carmichael indicated he had written a letter to the City Commission to address such issues as the 
overnight drop off spaces, the refuse containers in the parking lot and the snow removal in the winter. 

Mr. Mikulenas indicated that he had heard concerns regarding the transition for Mike’s Pizza and Subs from 
their location at 112 W. Chicago Road.  Courtney McClain, the owner of Mike’s Pizza and Subs, was in the 
audience and indicated that she had been working with the owner of Wings Etc., Gene Harrison, on moving 
into the property located at 105 W. Chicago Road.      

Mary Jo Mestelle, owner of a downtown business, asked whether the steakhouse would be open for business 
during lunch hours; Mr. Carmichael indicated that the proprietor had indicated that they may only open for 
dinner at the beginning, but then add lunch hours once established.  Ms. Mestelle asked whether the tenants 
from the apartments would be utilizing parking behind the establishment; Mr. Carmichael indicated he did not 
have any plans to prohibit them from doing so.  Ms. Mestelle indicated she would like to see the Chrismere 
house property utilized as a 2-story parking garage that could be historically detailed.  Mr. Carmichael said it 
could be beneficial, however, probably not cost prohibitive to the project.  Mr. Mikulenas indicated that many 
small towns and cities have destination restaurants that require walking; Sturgis has not had any.  Mr. 
Caywood explained that some would think of people having to walk as a positive, as it may give outsiders a 
reason to stop in shops and services along the way.  Mike Hughes, City Manager, discussed details of the 
availability of parking behind Sturgis Bank and Trust and their agreement with the city.   

James Reckers, a retired firefighter, asked questions regarding the new building and water flow test results, 
the City Fire Department tower trucks age and span, the fire lane requirements, and egress plans.      

Chairman Mikulenas asked for comments from the public.  No additional comments were made.  He closed the 
public hearing. 

Chairman Mikulenas asked for any further comments from the public. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion:  Made by Caywood, seconded by Stage, to approve the special land use for a Mixed-Use Development 
greater than three stories in the Central Business (BC) zoning district at 108 W. Chicago Road, 112 W. Chicago 
Road and 114 W. Chicago Road, parcel numbers 75-052-040-409-00, 75-052-040-410-00 and 75-052-040-411-
00, as per plans presented. 

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Caywood Voting nay: None    
Absent: Perez, Brothers  MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Site Plan Review and Design Review 
Approval – 108, 112 and 114 W. Chicago Road – Root and Branch Project 

Mr. Mikulenas read the Staff report.  Mr. Alvez was the Planning Commission representative for the Design 
Review Committee and spoke on the process.  He explained that there were several meetings to review the 
design and color choices.  After reviewing the options and discussing preferences, Rockford Construction 
would work quickly to make the requested changes and present them.  Mr. Strauz reviewed the colors and 



showed the physical samples of the brick and slate choices that were chosen by the Design Review 
Committee.     

Rick Bir, City Commissioner, discussed the city ordinance and indicated that he did not feel that the materials 
chosen met the ordinance.  He felt that the upper 3 stories stuck out.  Mr. Strauz indicated that many colors 
were reviewed and the reason that the gray was chosen was to blend with the sky because in Michigan the 
sky is a more grayish tone.  Mr. Mikulenas indicated it was ultimately a decision for the Design Review 
Committee, as that is why they are in place. 

Mr. Mikulenas read the Staff report regarding the site plan review for the Root and Branch project.  Staff had 
requested conditions be placed on the approval.  Those conditions are:   

• Obtain approval from MDOT for encroachment into the right of way.  The architect has been in contact
with MDOT. 

• The three properties will be combined when the survey is completed.  Due to shared party walls
between adjoining buildings, the legal descriptions will need to be verified when the buildings are 
demolished to finalize the lot combination. 

• Executed parking agreement being recorded with the County register of deeds.

Ms. Mestelle asked whether there would be identifiers for tenant parking spaces; Andrew Kuk, Assistant City 
Manager, indicated that other housing developments such as this had never designated them.  There were 15 
designated overnight parking spaces, however that would be expected to increase.  He indicated that the city 
would be looking for additional parking spaces within the downtown parking lots.  Mr. Hughes indicated the 
City would be hiring a 3rd party engineering firm to develop the parking lot layout.  He spoke on the hours 
that might affect the downtown the greatest, however, that there are spaces that are not used at all.  It 
would be similar to what the city went through with the Wings Etc. project. 

Elizabeth Denman, owner of a downtown business, inquired whether the city would be installing better 
lighting in the front and back; Mr. Kuk indicated that new lighting was being discussed in the back of the 
building as part of the redesign, however, the front would have to be a discussion with Michigan Department 
of Transportation (MDOT).  Todd Maynard, owner of a downtown business, explained he was at a restaurant 
in another Michigan city and had to walk 2 blocks for lunch; he stated we need to retrain ourselves.  Having a 
thriving restaurant that people must walk to is a good problem.  

Chairman Mikulenas asked for any further comments from the public, none were heard. 

Design Review Approval Motion: Made by Allen, seconded by Mahler, to approve the design for the new 
development at 108, 112, and 114 W. Chicago as presented. 

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Caywood  Voting nay: None       
Absent: Perez, Brothers   MOTION CARRIED 

Site Plan Review Motion: Made by Caywood, seconded by Alvez, to approve the site plan at 108 W. Chicago 
Road, 112 W. Chicago Road and 114 W. Chicago Road, parcel numbers 75-052-040-409-00, 75-052-040-410-00 
and 75-052-040-411-00, as per plans presented with the three conditions listed above. 

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Caywood  Voting nay: None       
Absent: Perez, Brothers   MOTION CARRIED 

Chairman Mikulenas presented the fourth agenda item – Site Plan Review – 1305 Kitson Avenue – 
MOAB Genetix, LLC. 

Chairman Mikulenas read the Staff report and asked if there was a representative for the project.  Jesse Smith 
from MOAB Genetix, LLC. approached the podium.  Mr. Mikulenas asked Mr. Smith if he was aware of the 
stipulation for a sidewalk assessment agreement; Mr. Smith indicated he was aware.  Mr. Liston asked if it would 
be a grow operation only; Mr. Smith said he would be a grow operation only, a private establishment with 4 to 5 
employees.  Mr. Mullins asked how close the construction would be to the secure transporter; Will Prichard, 
Director of Community Development, indicated MOAB Genetix would be located directly north of the secure 
transporter. 



Chairman Mikulenas asked for any further comments from the public, none were heard. 

Motion: Made by Liston, seconded by Allen, to approve the site plan at 1305 Kitson Avenue, parcel number 75-
052-105-005-00, as per plans presented, with the condition stated that the sidewalk special assessment 
agreement is executed prior to the building permit being issued.   

Voting yea: Mikulenas, Allen, Stage, Liston, Alvez, Caywood  Voting nay: Mahler  
Absent: Perez, Brothers   MOTION CARRIED 

Chairman Mikulenas presented the fifth agenda item – Site Plan Review – 233 Bogen Road – Kaif 
Industries, LLC. 

Mr. Mikulenas read the Staff report and indicated that Ms. Kaiser was present via Zoom.  Cody Newman, 
architect for the project, approached the podium.  He explained that carbon filters will be used to eliminate 
odors and no semi-trucks will be used, only box trucks.  Security will be used, no cash on hand and no on-
site consumption.  Mr. Mikulenas points out a wall difference on the plans; Mr. Newman indicates that 16 ft. 
is the correct measurement.   

The Restrictive Covenant has been met except the landscape based on the plans.  Mr. Prichard did discuss 
with Ms. Kaiser this requirement and she stated the entire site would be seeded and maintained.   

Chairman Mikulenas asked for any further comments from the public, none were heard. 

Restrictive Convenance Motion: Made by Allen, seconded by Stage, as the Approval Committee for the 
Dresser Industrial Park the plans as submitted per the restrictive covenants for 233 W. Bogen Road. 

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Caywood  Voting nay: None       
Absent: Perez, Brothers   MOTION CARRIED 

Site Plan Review Motion: Made by Stage, seconded by Liston to the site plan at 233 Bogen Road, parcel number 
75-052-777-290-00, as per plans presented with the condition stated that the sidewalk special assessment 
agreement is executed prior to the building permit being issued.   

Voting yea: Mikulenas, Allen, Stage, Liston, Alvez, Caywood  Voting nay: Mahler   
Absent: Perez, Brothers   MOTION CARRIED 

Chairman Mikulenas presented the sixth agenda item – Site Plan Review – 716 N. Centerville Road 
– AEY Holdings, LLC.

Mr. Mikulenas read the Staff report and asked if there was a representative for the project.  Erin McMachen of 
Stonefield Engineering and Travis Copenhaver, a representative of AEY Holdings, LLC., approached the 
podium.  Ms. McMachen explained that the existing building on the property had been demolished.  She 
indicated that the property owners were aware of the sidewalk special assessment agreement requirement 
and agreed. 

Chairman Mikulenas asked for any further comments from the public, none were heard. 

Motion: Made by Stage, seconded by Alvez, to approve the site plan at 716 N. Centerville Road, parcel number 
75-052-605-013-00, as per plans presented, with the following conditions: 

• Infiltration/percolation test report be reviewed by City engineer to verify compliance with storm water
report.

• The applicant will complete the sidewalk special assessment agreement with the city for the deferment of
the sidewalk until a later date.

Voting yea: Mikulenas, Allen, Stage, Liston, Alvez, Caywood  Voting nay: Mahler   
Absent: Perez, Brothers   MOTION CARRIED 



Chairman Mikulenas presented the seventh agenda item – Special Land Use – 1394 S. Centerville 
Road – Marihuana Facility – Provisioning Center 

Mr. Mikulenas read the Staff report and opened the Public Hearing.  David Hughes, representative of 
Constantine Products, LLC. (Dba The Dude Abides), approached the podium.  He explained that The Dude 
Abides had dispensaries in Coldwater and Constantine.  They would not be able to use a portion of the 
building if they were not granted a provisioning center permit, as they would not meet the buffer 
requirement.   

Mr. Mikulenas read the requirements that must be met within a 1-year time frame; Mr. Hughes agreed to the 
conditions. 

Chairman Mikulenas asked for any further comments from the public; none were heard.  He closed the Public 
Hearing. 

The members reviewed the Special Land Use criteria; all criteria was met.  With the Provisioning Center permit, 
the buffer requirements would be met.   

Motion: Made by Caywood, seconded by Allen, to approve the application for special land use for a medical 
marihuana provisioning center for Constantine Products, LLC dba The Dude Abides at 1394 S. Centerville Road, 
Parcel ID #75-052-777-226-00, as presented with the requirement the medical marihuana provisioning center 
must be licensed with the City of Sturgis in order for the adult use to utilize the entire space.   

Voting yea: Mikulenas, Allen, Stage, Liston, Alvez, Caywood  Voting nay: Mahler   
Absent: Perez, Brothers   MOTION CARRIED 

Chairman Mikulenas presented the eighth agenda item – Special Land Use – 651 Wade Street – 
Marihuana Establishment - Retailer 

Chairman Mikulenas read the Staff report and opened the Public Hearing.   He asked if there was a representative 
for the project.  Nathan Shevick, a representative for Puff Cannabis, approached the podium.  He discussed the 
affordability of the product that Puff Cannabis provides to its customers.   

Mr. Mullins inquired how Puff Cannabis can beat competitor’s prices; Mr. Shevick explained that they have specific 
products that only Puff Cannabis sells and are able to keep their prices low.  Kevin Wilson, a Sturgis citizen, came 
to support Puff Cannabis.  He explained that he likes the affordability of their product.  He worked with the elderly 
in his tree trimming service and felt that some of the product may help them.  Since Puff Cannabis products are 
affordable, he recommends them to his clients. 

Mr. Mikulenas read the requirements that must be met within a 1-year time frame; Mr. Shevick agreed to the 
conditions. 

Mr. Liston indicated he must abstain from voting due to a conflict of interest with the project. 

Chairman Mikulenas asked for any further comments from the public.  No additional comments were made.  He 
closed the public hearing. 

The members reviewed the Special Land Use criteria; all criteria was met.  Buffer requirements had been met. 

Mr. Alvez asked to see on a map where Puff Cannabis was in comparison to the other dispensaries on South 
Centerville Road.  Mr. Prichard showed where each of the dispensaries was located. 

Motion: Made by Alvez, seconded by Caywood, to approve the application for special land use for an adult-use 
retailer establishment for 586 Ventures, LLC dba Puff Cannabis at 651 Wade, as presented.  

Voting yea: Mikulenas, Allen, Stage, Alvez, Caywood  Voting nay: Mahler   
Absent: Perez, Brothers      Abstain: Liston  MOTION CARRIED 



Chairman Mikulenas presented the ninth agenda item – Business Office Service (B-OS) Zoning 
District Ordinance Amendments  

Chairman Mikulenas read the Staff report, opened the Public Hearing, and directed the presentation to Mr. 
Prichard.  Mr. Prichard reviewed the original ordinance and the map to indicate which properties would be 
affected by the amendment.  Mr. Mullins inquired whether the amendments were brought about because of 
one person; Mr. Prichard explained that someone was interested in purchasing a piece of property on Susan 
Court and without the amendment, he would not be permitted to do his light industrial business.  He 
explained that the issue was something he had been wanting to look at because there were similar properties 
that would require the same.  Mr. Mullins complimented the city staff for acting and taking it to the Planning 
Commission. 

Chairman Mikulenas asked for any further comments from the public; none were heard.  He closed the Public 
Hearing.    

Motion: Made by Mahler, seconded by Liston, that the Sturgis Planning Commission recommend the amendments 
to Section 1.0406 B-OS Business Office Service and Section 1.0202 Specific terms as presented to the Sturgis City 
Commission for approval.    

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Caywood Voting nay: None 
Absent: Perez, Brothers       MOTION CARRIED 

Chairman Mikulenas presented the tenth agenda item – Design Review Approval – Santa’s House - 
Free Church Park – 203 E. Chicago Road 

Chairman Mikulenas read the Staff report regarding the Design Review approval for Santa’s house.  Mr. 
Prichard explained that the colors had been reviewed and approved by the Design Review Committee.  There 
was discussion of the color choices and whether they would have an effect on the surrounding neighborhood; 
there was a consensus that it would not be a negative effect.   

Chairman Mikulenas asked for any further comments from the public; none were heard. 

Motion: Made by Stage, seconded by Mahler, to approve the colors for Santa’s House located in Free Church 
Park at 203 E. Chicago Road, as presented. 

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Caywood Voting nay: None 
Absent: Perez, Brothers       MOTION CARRIED 

Adjourned 7:44 p.m. 

________________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
May 17, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Perez, Brothers 

Commissioners Absent: Caywood 

Staff Present: Will Prichard, Director of Community Development 

Also Present: Jeff Mullins, Mayor; Dan Cherry, Sturgis Journal; Paul Henderson, Roosien & Associates; Patrick 

White, Pandacann; Damian Brand, Pandacann; Fred Edwards, Metalloid Corp.; Tim Houseman, Turn-key Carwash; 
Newell Franks, Burr Oak Tool; Joe Meyers; Erin McMachen, EROP, LLC., Zach Learman via Zoom    

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from April 19, 2022, regular meeting. 

Chairman Mikulenas presented the first agenda item – Class A Non-Conforming – 901 N. Centerville 
Road  

Chairman Mikulenas read the Staff report and opened up the Public Hearing.  Will Prichard, Director of Community 
Development, indicated he would answer any questions, as there was not a representative present from Abbott 
Nutrition.  He explained the request was made to allow for an expansion.  The expansion would include an addition 

of 35,000 square feet to house a new dryer with a height of 128.5 feet, a 1,060 square foot water treatment 
room, and a 12,548 square foot boiler/compressor addition.  Additional development for the site would also include 
a new access drive from N. Clay St., utilities, retention pond for expansion and a new chemical drain line.   

Chairman Mikulenas asked for any further comments from the public, none were heard.  He closed the Public 
Hearing. 

Motion: Motion made by Liston, seconded by Alvez, to approve the Class “A” Non-Conforming structure 
designation request at 901 N. Centerville Road, parcel number 75-052-777-050-00, as presented. 

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Perez, Brothers Voting nay: None 
Absent: Caywood MOTION CARRIED 

Chairman Mikulenas presented the second agenda item – Special Land Use Request – 1404 White 
Street – Class B Marihuana Grow  

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Damian Brand, co-owner of 
Pandacann, LLC., approached the podium and high pointed their project to remodel the existing building 

located on the property to be used for a Class B marihuana grow establishment.   

Fred Edwards, a representative of Metalloid, voiced concerns for his business at a neighboring property to the 

north.  He explained he felt the grow operation would attract more problems to an area that is already 
struggling with theft.   

Mr. Brand explained that with their security plan, it should bring added security to the area.  Jeff Mullins, City 
Mayor, made the comment that he noticed all the security cameras that would be placed around the building.  

Mr. Edwards explained that Metalloid had plans to install cameras on the perimeter of their building also.   

Mr. Mikulenas asked Mr. Edwards to clarify whether he had an issue with any use of the property or just the 

proposed use; Mr. Edwards indicated that he felt a marihuana business would draw negative attention to 
them.  Mr. Mikulenas reminds everyone that a grow operation would be permitted in that location with a 



special land use.  He asked Mr. Edwards if there was anything that would make him feel better about the 
situation; Mr. Edwards indicated no.   

Mr. Prichard discussed the easement that must be used to access the property.  He explained that the 
applicant was working with Clayton’s Customs, the parcel to the south, to obtain an easement to access the 

rear parking lot.    

Chairman Mikulenas asked for comments from the public.  No additional comments were made.  He closed the 

Public Hearing. 

Mr. Mikulenas indicated he was not comfortable approving a special land use at that time.  He wanted more 

information before making the decision and requested to table the discussion to a future meeting.     

Motion: Made by Mikulenas, seconded by Stage, to table discussion regarding the special land use request 

until a future meeting.  

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Perez, Brothers    Voting nay: None 

Absent: Caywood MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Site Plan Review – 121 S. Centerville Road 

– Sturgis Carwash

Mr. Mikulenas read the Staff report and asked if there was a representative for the project.  Paul Henderson, 
an architect at Roosien & Associates, approached the podium and explained that the carwash would be 
developed by Tom and Tim Houseman, but would have local ownership. 

Mr. Prichard explained that an easement agreement with the property owner to the west was still being 
worked through, as there was no formal document on record.  Mr. Prichard discussed the easements. 

Joe Meyers, owner of the property directly to the north of 121 S. Centerville Road, approached the podium 
and explained that an agreement was being drafted to split the use of the access drive in half.  The carwash 

would use the south side of the access drive for entry and Mr. Meyers property would use the north side of 
the access drive for parking.  

Tim Houseman, representative of Turnkey Carwash, came to the podium and explained that they hope to 
break ground in summer and end construction in November.  He explained they would have only one 
employee onsite for maintenance.  

Mr. Prichard explained that the City of Sturgis Electric Department would be moving the existing overhead 
power lines and transformer that feeds power to 2 buildings to the north of the property.  The Electric 

Department had not provided an estimate as of the meeting, but the developer would be responsible to 
relocate the power lines underground and the location of the transformer.  The developer will use the existing 
water service.  They would also provide a 6’ high fence for the dumpster enclosure.    

Mr. Mikulenas requested that a change be made to the exit from the carwash to steer patrons when they exit 
to a right turn only; Mr. Houseman agreed.  That would be indicated as a condition in the special land use. 

Chairman Mikulenas asked for any further comments from the public, none were heard.  

Motion: Made by Mikulenas, seconded by Allen, to approve the site plan at 121 S. Centerville Road, parcel 
number 75-052-777-124-00, with the condition following conditions: 

• Access easement and parking agreement be reviewed by City legal and approved by the zoning
administrator prior to being executed and recorded with the county clerk.

• Drive exit width to be reduced and curve to match radius on east side to be right turn only with directional

signs.



Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Perez, Brothers  Voting nay: None    
Absent: Caywood  MOTION CARRIED 

Chairman Mikulenas presented the fourth agenda item – Special Land Use – 1040 S. Centerville 
Road – Hypershine Carwash 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Erin McMachen approached the podium 
and explained that Hypershine carwash had planned to construct a single bay carwash on the property.  The 

carwash would initially be staffed by 4 employees, 2 at the entrance and 2 at the pay stations or detailing stations. 
Once customers become familiar with the process, less employees would be required.   

Ms. McMachen explained that they had closed the curb cuts nearest to the intersection to improve safety and 
closed the curb cut on S. Centerville Road to egress only.   

Mr. Alvez asked what one of the on-site drives was on the site plan; Ms. McMachen indicated it was an 
“emergency” lane.  In the event power was lost, it would allow people to back out.  Mr. Mullins asked from the 
audience whether you could use the vacuums without washing a car; Ms. McMachen indicated you could go 

through the pay stations and then use the extra lane to get to the vacuum stations.   

Joe Meyers inquired why the proposed carwash at 121 S. Centerville Road showed a retention pond but this one 

did not; Ms. McMachen indicated that the storage would be underground. 

Mr. Mikulenas explained that a condition of the special land use would be that employee parking lot does not have 
to be inter-connected to adjustment properties due to the use. 

Chairman Mikulenas asked for comments from the public.  No additional comments were made.  He closed the 
public hearing. 

Chairman Mikulenas asked for any further comments from the public. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion: Made by Allen, seconded by Liston, to approve special land use for an automobile carwash at 1040 S. 
Centerville Road, parcel number 75-052-777-227-01, with the condition that parking does not have to be 

connected due to use.   

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Perez, Brothers   Voting nay: Mahler  

Absent: Caywood  MOTION CARRIED 

Chairman Mikulenas presented the fifth agenda item – Site Plan Review – 1040 S. Centerville 
Road – Hypershine Carwash 

Chairman Mikulenas read the Staff report.  Ms. McMachen indicated that they were presenting the best fit to 
the site.  The egress plan was based on a Michigan Department of Transportation requirement, a right turn 
only onto S. Centerville Road.  They would be providing a 6-foot-high masonry dumpster enclosure.  The 

existing 2” water line would be used.  Parking requirements had been met. 

Mr. Mikulenas asked whether the carwash would be “green”; Ms. McMachen indicated that there would be 3 

reclamation stations throughout the carwash.    

Mr. Mikulenas asked for any comments from the public.  None were heard. 

Motion: Made by Brothers, seconded by Alvez, to approve the site plan at 1040 S. Centerville Road, parcel 
number 75-052-777-227-01, as per plans presented.   

Voting yea: Mikulenas, Allen, Stage, Liston, Mahler, Alvez, Perez, Brothers   Voting nay: Mahler  

Absent: Caywood  MOTION CARRIED 



Chairman Mikulenas presented the sixth agenda item – Commissioner/Staff Comments 

Monthly Newsletter 
Mr. Prichard explained that the newsletter from Beckett Raeder had information regarding signs that was pertinent 
to the Planning Commission.   

Fences in the Manufacturing Zoning District 
Mr. Prichard explained that the current ordinance only allowed a fence with a maximum of 6 foot in height in the 

manufacturing district.  Mr. Prichard indicated he has been asked by local businesses to install security fencing on 
top of their chain-link fencing and was unable to permit.  Mr. Prichard indicated a condition in the large solar array 
special land use which permitted a 6’ high chain link fence with an additional 2’ security fence at the top.  He 

inquired whether the members would want to amend the current fence ordinance to allow a 6’ high chain link 
fence with an additional 2’ security fence at the top in the manufacturing zoning district.   

The members agreed that an amendment could be considered for the manufacturing zoning district at a future 
meeting. 

Number of Accessory Structures 
Mr. Prichard explained that the Community Development Department had been approached regarding the number 
of accessory structures that were allowed under the current ordinance.  He explained that a request had been 

made for an amendment for gazebos and pergolas because the use is different than a storage shed.  Mr. 
Mikulenas asked whether it would be important to include a square footage, if they were to amend the ordinance; 

Mr. Prichard indicated it would depend on if the Commission members were comfortable with a gazebo or pergola 
that was 300 square feet.  Members agreed that accessory structures such as gazebos and pergolas that would be 
150 square feet or less would not be considered an accessory structure when calculating the aggregate total 

permitted.   

The members agreed that an amendment could be considered for the accessory structure ordinance at a future 

meeting.   

Colors of Primary Structure to Accessory Structures 

Mr. Prichard reviewed the ordinances regarding colors requirements for principal structures to accessory 
structures.  He explained material requirements and how the Community Development Department had issues 
with people having to match colors on accessory structures with the principal structure.  He went on to say that 

complimentary or compatible colors can be difficult because some feel certain colors go together.  Mr. Mikulenas 
asked how often the issue came up; Mr. Prichard indicated very often.   

Mr. Prichard further explained that currently if the accessory structure is 200 square feet or less, the color is not an 
issue and there is nothing to enforce.  He explained that one way to amend the ordinance would be to require the 
entire structure to be one color, but not require the other structures on the property to match.  The other options 

would be to eliminate the color requirement from the ordinance or to leave the ordinance as it was. 

Mr. Allen indicated he liked the color consistency of the current ordinance.  Mr. Mikulenas indicated he liked the 

current ordinance the way it was written.  There was consensus among the members to make no changes to the 
ordinance. 

Tiny Homes 
Mr. Mahler said he had been approached about if there had been any movement made for tiny houses in the city.  
Mr. Prichard explained that in past meetings they had discussed the difference between tiny homes and accessory 

dwellings, such as in-law living quarters.  He indicated that there is a minimum square footage required.  Mr. 
Mahler further explained that someone may be interested in taking a large lot and placing a group of tiny homes 
on it rather than very few regular sized homes.  Mr. Prichard will look into information on tiny homes and 

accessory dwelling units and provide at a future meeting. 

Upcoming Meeting 

- Holly Keyser, City Controller, will be presenting the Capital Improvement Plan.   
- Mr. Prichard indicated he planned to bring the Master Plan back to review at a future meeting. 

Miscellaneous 



- Mr. Alvez asked where someone would go if they would want to look up an ordinance.  Mr. Prichard guided 
them through the website and showed them how to look up an ordinance by keywords. 

- Mr. Prichard went through current projects that the Community Development Department was working on. 

Adjourned 7:17 p.m. 

________________________________ 
Will Prichard, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
June 21, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Alvez, Perez, Mahler 

Commissioners Absent: Caywood, Stage, Brothers, Liston 

Staff Present: Will Prichard, Director of Community Development; Holly Keyser, City Controller; Kara Falkenstein, 

Recording Secretary  

Also Present: Dan Cherry, Sturgis Journal; Librado Andaverde, 317 Susan; Margaret Hicks, 317 Susan; Bo Felt, 
Glass Traditions; Chris Grzenkowicz, Aldi; Nestor Nieves, 207 S. Nottawa Street; Sheila Gronwell, Jake’s 
Fireworks; Marvin Smith, City Commissioner, Seth Winnicki, 800 E. Chicago Road; Sherry Connelly, 802 E. 

Chicago Road    

APPROVAL OF AGENDA 

Motion: Approval of agenda as presented with the removal of Agenda item g – Special Land Use at 309 N. 
Prospect Street.  The applicant had requested to present at a future meeting.   

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from May 17, 2022, regular meeting. 

Chairman Mikulenas presented the first agenda item – Outdoor Woodburning Appliances Discussion 

Chairman Mikulenas read the Staff report.  Cody Cripe, the City of Sturgis Fire Marshall, approached the podium 

and explained that the City’s burning ordinance was outdated.  A model ordinance was provided by the State of 
Michigan that would create a uniformity between communities.  He briefly explained the updates and that he 
wanted to know the Commission member’s thoughts on the topic before making changes to the current ordinance. 

The options that Mr. Cripe outlined for the Commissioners in regard to the woodburning appliance ordinance were 
to: 

1. Omit the installation of new units and the operation of existing units.

2. Omit the installation of new units until federal or state regulations pertaining to the manufacturing of wood

fired appliances are adopted by the City of Sturgis.

3. Prohibit new units and regulate existing units.

4. Regulate new and existing units.

5. Not regulate these units at all.

Mr. Mikulenas inquired when and what most of the fire calls were for outdoor burners; Mr. Cripe indicated that 

most were when the burners are firing up and it may appear that it is smoking or on fire.   

Marvin Smith, City Commissioner, indicated he would like the ordinance kept the same as it was.  He felt that with 

the current economic climate, woodburning was an economical option for citizens in the city to use.  He felt like 
putting more stringent ordinances on the woodburning appliances might deter people from using these options 
which could cause more hardships. 

Chairman Mikulenas asked for any further comments from the public, none were heard. 

The Commission members discussed the options, and the consensus was for option #4 to regulate new and 
existing.  



Chairman Mikulenas presented the second agenda item – Special Land Use Request – 800 E. 
Chicago Road – Home Occupation – In-Home Massage Therapy Business 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Seth Winnicki, owner of the 
property located at 800 E. Chicago Road, approached the podium.  He explained his wife was proposing the 

in-home massage therapy business to be located on the corner of E. Chicago and Susan Street.   

Sherry Connelly, owner of the property located at 802 E. Chicago Road, explained she was a neighbor to the 

Winnicki’s and that she was very impressed at how neat and tidy they have kept their home.  She understood 
the need for 2 incomes with current conditions and that if someone could earn an income from home, that is 
preferable with children.  She was in favor of the in-home massage therapy business beside her property.   

Chairman Mikulenas asked for any further comments from the public, none were heard.  He closed the Public 
Hearing. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion: Made by Mahler, seconded by Alvez, to approve the special land use for a home occupation for a 
massage therapy business at 800 E. Chicago Road, Parcel ID #75-052-610-010-00, as presented. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston  MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Class “A” Non-Conforming Structure 
Request – 811 S. Centerville Road – Aldi, Inc. 

Mr. Mikulenas read the Staff report and asked if there was a representative for the project. Chris Grenkowicz, 
a representative for Aldi, Inc., approached the podium.  He explained they planned to commence 

construction and hope to finish within a 4-month timeframe.  The proposed 32’ high parapet exceeded the 
30’ maximum allowed, so a Class “A” Non-Conforming structure status was required.   

Chairman Mikulenas asked for any further comments from the public, none were heard.  

Motion: Made by Allen, seconded by Perez, to approve the Class “A” Non-Conforming structure designation 

request for the front façade at 811 S. Centerville Road, parcel number 75-052-777-211-01, as presented. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    

Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the fourth agenda item – Special Land Use – 707 S. Centerville 

Road – Outdoor Sales Area – Fireworks Sales 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Sheila Gronwell, a representative of 

Jake’s Fireworks, approached the podium.  Mr. Mikulenas asked Ms. Gronwell about her longevity with Jake’s 
Fireworks; Ms. Gronwell indicated that she had began her employment with the company as a temporary 
employee but is now full-time.  Mr. Mikulenas explained that the Community Development Department had not yet 

issued a temporary structure permit, however the tent had been erected.  Ms. Gronwell explained that Tom Dunn 
was no longer with Jake’s and that someone new was doing the permitting.  Mr. Mikulenas indicated that he felt 
like the city would be inviting bad behavior back into the community when it allows for Jake’s to not follow the 

rules.  Ms. Gronwell explained that she had had discussions with their operators about proper procedures and 
behaviors. 

Mr. Allen asked where the dumpster was to be placed; Will Prichard, Director of Community Development, went to 
the GIS map to indicate where the dumpsters should be placed.  Mr. Mikulenas inquired as to what Jake’s 
proposed to use for barricades around the tent; Ms. Gronwell indicated that they would use buckets or sawhorses 

with caution tape strung between them.  Mr. Mikulenas indicated he was not in favor of the buckets, as they 
seemed to blow around and be ineffective.  He wondered if Mr. Prichard had any ideas; Mr. Prichard indicated that 
the sawhorses were the most effective along with flag type banners, similar to what car dealerships use, to place 

along the tent edges. 



Mr. Mikulenas explained that there would be conditions placed on the special land use: approved dumpster and 

portable toilet placement and City staff approved barrier method for around tent and generator.  Mr. Prichard 
explained that for the temporary structure permit, Jake’s will be required to provide an updated lease each year. 

Chairman Mikulenas asked for comments from the public.  No comments were made.  He closed the Public 
Hearing. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion: Made by Mahler, seconded by Allen, to approve special land use request for an outdoor sales area 

located at 707 S. Centerville Road, Parcel ID #75-052-777-211-01, with special conditions to include:   

- Approved dumpster placement 

- Approved portable toilet placement 
- City staff approved barrier method for around tent 
- City staff approved barrier method for around generator 

Voting yea: Mahler, Allen, Perez    Voting nay: Mikulenas, Alvez  

Absent: Caywood, Stage, Brothers, Liston  MOTION CARRIED 

Chairman Mikulenas presented the fifth agenda item – Special Land Use – 313 Susan Court – Light 

Industrial 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Bo Felt, owner of Glass Traditions, 

approached the podium and explained that he was proposing to purchase the property at 313 Susan Court 
for his glass restoration business.  The type of business would be permitted at that location but would require 
a special land use for light industrial.   

Mr. Felt explained that he would have normal deliveries from FedEx.  Margaret Hicks, daughter of a 
neighboring property owner, asked whether there would be any semi-trucks; Mr. Felt indicated that at his 

previous location the company gave the option of no semi-trucks, so he requested that, and the deliveries 
were broke down according to those needs.  Ms. Hicks explained that semi-trucks would deliver weekly, had 
driven up into the neighboring properties driveway and ruined things on a regular basis.  Librado Andaverde, 

a neighboring property owner, asked whether the glass business would be noisy; Mr. Felt indicated it would 
not. 

Mr. Felt explained that a fence would be installed 15’ back from the sidewalk on the property line and run 
along the property line to provide screening for neighboring properties.  Mr. Alvez indicated he felt that 

should help with semi-trucks not going into the neighboring properties driveway.   

Chairman Mikulenas asked for comments from the public.  No comments were made.  He closed the Public 

Hearing. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion: Made by Alvez, seconded by Perez, to approve the special land use request for light industrial to 
restore historic windows at 313 Susan Court, Parcel ID #75-052-470-029-00, as presented.     

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the sixth agenda item – Class “A” Non-Conforming Structure – 313 
Susan Court 

Chairman Mikulenas read the Staff report.  There was no discussion from Commission members.  

Chairman Mikulenas asked for any further comments from the public, none were heard. 



Motion: Made by Allen, seconded by Mahler, to approve the Class “A” Non-Conforming structure designation 
request at 313 Susan Court, parcel number 75-052-470-029-00, as presented. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the seventh agenda item – Fence and Accessory Building Zoning 
Amendments 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Mr. Prichard explained that discussion 
had taken place at a previous meeting regarding amending the ordinance for fencing in the manufacturing zoning 

district to allow for a 2’ chain-link security extension.  He indicated that while working on the amendment it was 
discovered that the screening for Business Highway 1 and Business Office Service, etc. needed to be updated as 
well.  He reviewed the proposed amendments to the ordinances. 

Mr. Prichard discussed the amendments to the accessory structures ordinances as well.  The proposed 
amendments had been discussed at a previous meeting.  In the amendments, pergolas and gazebos, 150 square 

feet and under, would not be counted in the cumulative number of accessory structures allowed. 

Nestor Nieves, owner of the property located at 207 S. Nottawa, approached the podium, and explained that he 

and his wife own a double lot and had wanted to replace a storage building, but are not able to.  He indicated one 
of the accessory structures that he owns is a gazebo, which had gone against his total number of accessory 

structures allowed.  He explained that if the gazebos and pergolas are reclassified, he would be able to upsize one 
of his existing sheds and meet the zoning requirements.  

Chairman Mikulenas asked for comments from the public.  No additional comments were made.  He closed the 
Public Hearing. 

Motion: Made by Alvez, seconded by Mahler, that the Sturgis Planning Commission recommend the amendments 
to Section 1.1106, 1.1105, 1.0408, 1.0409 and 1.0410 as presented to the Sturgis City Commission for approval. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the eighth agenda item – City Sign Approval – 301 W. Chicago Road 

Chairman Mikulenas read the Staff report.  Mr. Prichard explained that the City of Sturgis would have an easement 

with the owner of the property located at 301 W. Chicago Road to place the sign/monument on the property.  It 
would be 5’ from the sidewalk with a plaque in front of it.     

Motion: Made by Allen, seconded by Perez, to approve the sign and art piece located in the City of Sturgis 
easement at 301 W. Chicago Road as presented. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the ninth agenda item – Capital Improvement Plan 2022/2023 

Chairman Mikulenas read the Staff report.  Holly Keyser, the City of Sturgis Controller, approached the podium and 

explained that there might be items on the plan that have been carried over because they have not been 
completed.  Mr. Prichard discussed the Master Plan and how it may coincide with the Capital Improvement Plan.   

Mr. Alvez inquired about substations; Ms. Keyser explained that it would be for additional load capacity.  Mr. Alvez 
asked whether there was a specific area that was being targeted for additional load capacity; Ms. Keyser indicated 
that it would be over by the airport in the industrial area. 

Chairman Mikulenas presented the tenth agenda item – Amended Site Plan Review – 1040 S. 
Centerville Road – Hypershine Carwash 



Chairman Mikulenas read the Staff report and explained that the neighboring property owners to the south would 
not surrender the 20’ easement between the properties.  For the site plan to work, the site plan had to be 

amended, so they shortened the landscaping.   

Motion: Made by Alvez, seconded by Perez, to approve the amended site plan for 1040 S. Centerville Road (Parcel 

ID #75-052-777-227-01) as presented.   

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    

Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the eleventh agenda item – Commissioner/Staff Comments 

Mr. Mahler asked if there could be an ordinance that would require the outdoor sales area to be approved in 
advance of their open date.  Mr. Prichard indicated that hopefully they will not have to come back, and it will 

not be an issue.   

Adjourned 7:10 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



Amended Minutes 
REGULAR MEETING – STURGIS PLANNING BOARD 

June 21, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Alvez, Perez, Mahler 
Commissioners Absent: Caywood, Stage, Brothers, Liston 

Staff Present: Will Prichard, Director of Community Development; Holly Keyser, City Controller; Kara Falkenstein, 
Recording Secretary  

Also Present: Dan Cherry, Sturgis Journal; Librado Andaverde, 317 Susan; Margaret Hicks, 317 Susan; Bo Felt, 

Glass Traditions; Chris Grzenkowicz, Aldi; Nestor Nieves, 207 S. Nottawa Street; Sheila Gronwell, Jake’s 
Fireworks; Marvin Smith, City Commissioner, Seth Winnicki, 800 E. Chicago Road; Sherry Connelly, 802 E. 
Chicago Road    

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented with the removal of Agenda item g – Special Land Use at 309 N. 

Prospect Street.  The applicant had requested to present at a future meeting.   

Action of Minutes of Previous Meetings 

APPROVAL of the minutes from May 17, 2022, regular meeting. 

Chairman Mikulenas presented the first agenda item – Outdoor Woodburning Appliances Discussion 

Chairman Mikulenas read the Staff report.  Cody Cripe, the City of Sturgis Fire Marshall, approached the podium 
and explained that the City’s burning ordinance was outdated.  A model ordinance was provided by the State of 

Michigan that would create a uniformity between communities.  He briefly explained the updates and that he 
wanted to know the Commission member’s thoughts on the topic before making changes to the current ordinance. 

The options that Mr. Cripe outlined for the Commissioners in regard to the woodburning appliance ordinance were 
to: 

1. Omit the installation of new units and the operation of existing units.

2. Omit the installation of new units until federal or state regulations pertaining to the manufacturing of wood

fired appliances are adopted by the City of Sturgis.

3. Prohibit new units and regulate existing units.

4. Regulate new and existing units.

5. Not regulate these units at all.

Mr. Mikulenas inquired when and what most of the fire calls were for outdoor burners; Mr. Cripe indicated that 
most were when the burners are firing up and it may appear that it is smoking or on fire.   

Marvin Smith, City Commissioner, indicated he would like the ordinance kept the same as it was.  He felt that with 
the current economic climate, woodburning was an economical option for citizens in the city to use.  He felt like 

putting more stringent ordinances on the woodburning appliances might deter people from using these options 
which could cause more hardships. 

Chairman Mikulenas asked for any further comments from the public, none were heard. 

The Commission members discussed the options, and the consensus was for option #4 to regulate new and 

existing.  



Chairman Mikulenas presented the second agenda item – Special Land Use Request – 800 E. 
Chicago Road – Home Occupation – In-Home Massage Therapy Business 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Seth Winnicki, owner of the 
property located at 800 E. Chicago Road, approached the podium.  He explained his wife was proposing the 

in-home massage therapy business to be located on the corner of E. Chicago and Susan Street.   

Sherry Connelly, owner of the property located at 802 E. Chicago Road, explained she was a neighbor to the 

Winnicki’s and that she was very impressed at how neat and tidy they have kept their home.  She understood 
the need for 2 incomes with current conditions and that if someone could earn an income from home, that is 
preferable with children.  She was in favor of the in-home massage therapy business beside her property.   

Chairman Mikulenas asked for any further comments from the public, none were heard.  He closed the Public 
Hearing. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion: Made by Mahler, seconded by Alvez, to approve the special land use for a home occupation for a 
massage therapy business at 800 E. Chicago Road, Parcel ID #75-052-610-010-00, as presented. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston  MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Class “A” Non-Conforming Structure 
Request – 811 S. Centerville Road – Aldi, Inc. 

Mr. Mikulenas read the Staff report and asked if there was a representative for the project. Chris Grenkowicz, 
a representative for Aldi, Inc., approached the podium.  He explained they planned to commence 

construction and hope to finish within a 4-month timeframe.  The proposed 32’ high parapet exceeded the 
30’ maximum allowed, so a Class “A” Non-Conforming structure status was required.   

Chairman Mikulenas asked for any further comments from the public, none were heard.  

Motion: Made by Allen, seconded by Perez, to approve the Class “A” Non-Conforming structure designation 

request for the front façade at 811 S. Centerville Road, parcel number 75-052-777-211-01, as presented. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    

Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the fourth agenda item – Special Land Use – 981 S. Centerville 

Road – Outdoor Sales Area – Fireworks Sales 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Sheila Gronwell, a representative of 

Jake’s Fireworks, approached the podium.  Mr. Mikulenas asked Ms. Gronwell about her longevity with Jake’s 
Fireworks; Ms. Gronwell indicated that she had began her employment with the company as a temporary 
employee but is now full-time.  Mr. Mikulenas explained that the Community Development Department had not yet 

issued a temporary structure permit, however the tent had been erected.  Ms. Gronwell explained that Tom Dunn 
was no longer with Jake’s and that someone new was doing the permitting.  Mr. Mikulenas indicated that he felt 
like the city would be inviting bad behavior back into the community when it allows for Jake’s to not follow the 

rules.  Ms. Gronwell explained that she had had discussions with their operators about proper procedures and 
behaviors. 

Mr. Allen asked where the dumpster was to be placed; Will Prichard, Director of Community Development, went to 
the GIS map to indicate where the dumpsters should be placed.  Mr. Mikulenas inquired as to what Jake’s 
proposed to use for barricades around the tent; Ms. Gronwell indicated that they would use buckets or sawhorses 

with caution tape strung between them.  Mr. Mikulenas indicated he was not in favor of the buckets, as they 
seemed to blow around and be ineffective.  He wondered if Mr. Prichard had any ideas; Mr. Prichard indicated that 
the sawhorses were the most effective along with flag type banners, similar to what car dealerships use, to place 

along the tent edges. 



Mr. Mikulenas explained that there would be conditions placed on the special land use: approved dumpster and 

portable toilet placement and City staff approved barrier method for around tent and generator.  Mr. Prichard 
explained that for the temporary structure permit, Jake’s will be required to provide an updated lease each year. 

Chairman Mikulenas asked for comments from the public.  No comments were made.  He closed the Public 
Hearing. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion: Made by Mahler, seconded by Allen, to approve special land use request for an outdoor sales area 

located at 981 S. Centerville Road, Parcel ID #75-052-777-211-01, with special conditions to include:   

- Approved dumpster placement 

- Approved portable toilet placement 
- City staff approved barrier method for around tent 
- City staff approved barrier method for around generator 

Voting yea: Mahler, Allen, Perez    Voting nay: Mikulenas, Alvez  

Absent: Caywood, Stage, Brothers, Liston  MOTION CARRIED 

Chairman Mikulenas presented the fifth agenda item – Special Land Use – 313 Susan Court – Light 

Industrial 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Bo Felt, owner of Glass Traditions, 

approached the podium and explained that he was proposing to purchase the property at 313 Susan Court 
for his glass restoration business.  The type of business would be permitted at that location but would require 
a special land use for light industrial.   

Mr. Felt explained that he would have normal deliveries from FedEx.  Margaret Hicks, daughter of a 
neighboring property owner, asked whether there would be any semi-trucks; Mr. Felt indicated that at his 

previous location the company gave the option of no semi-trucks, so he requested that, and the deliveries 
were broke down according to those needs.  Ms. Hicks explained that semi-trucks would deliver weekly, had 
driven up into the neighboring properties driveway and ruined things on a regular basis.  Librado Andaverde, 

a neighboring property owner, asked whether the glass business would be noisy; Mr. Felt indicated it would 
not. 

Mr. Felt explained that a fence would be installed 15’ back from the sidewalk on the property line and run 
along the property line to provide screening for neighboring properties.  Mr. Alvez indicated he felt that 

should help with semi-trucks not going into the neighboring properties driveway.   

Chairman Mikulenas asked for comments from the public.  No comments were made.  He closed the Public 

Hearing. 

The members reviewed the Special Land Use criteria; all criteria was met. 

Motion: Made by Alvez, seconded by Perez, to approve the special land use request for light industrial to 
restore historic windows at 313 Susan Court, Parcel ID #75-052-470-029-00, as presented.     

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the sixth agenda item – Class “A” Non-Conforming Structure – 313 
Susan Court 

Chairman Mikulenas read the Staff report.  There was no discussion from Commission members.  

Chairman Mikulenas asked for any further comments from the public, none were heard. 



Motion: Made by Allen, seconded by Mahler, to approve the Class “A” Non-Conforming structure designation 
request at 313 Susan Court, parcel number 75-052-470-029-00, as presented. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the seventh agenda item – Fence and Accessory Building Zoning 
Amendments 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Mr. Prichard explained that discussion 
had taken place at a previous meeting regarding amending the ordinance for fencing in the manufacturing zoning 

district to allow for a 2’ chain-link security extension.  He indicated that while working on the amendment it was 
discovered that the screening for Business Highway 1 and Business Office Service, etc. needed to be updated as 
well.  He reviewed the proposed amendments to the ordinances. 

Mr. Prichard discussed the amendments to the accessory structures ordinances as well.  The proposed 
amendments had been discussed at a previous meeting.  In the amendments, pergolas and gazebos, 150 square 

feet and under, would not be counted in the cumulative number of accessory structures allowed. 

Nestor Nieves, owner of the property located at 207 S. Nottawa, approached the podium, and explained that he 

and his wife own a double lot and had wanted to replace a storage building, but are not able to.  He indicated one 
of the accessory structures that he owns is a gazebo, which had gone against his total number of accessory 

structures allowed.  He explained that if the gazebos and pergolas are reclassified, he would be able to upsize one 
of his existing sheds and meet the zoning requirements.  

Chairman Mikulenas asked for comments from the public.  No additional comments were made.  He closed the 
Public Hearing. 

Motion: Made by Alvez, seconded by Mahler, that the Sturgis Planning Commission recommend the amendments 
to Section 1.1106, 1.1105, 1.0408, 1.0409 and 1.0410 as presented to the Sturgis City Commission for approval. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the eighth agenda item – City Sign Approval – 301 W. Chicago Road 

Chairman Mikulenas read the Staff report.  Mr. Prichard explained that the City of Sturgis would have an easement 

with the owner of the property located at 301 W. Chicago Road to place the sign/monument on the property.  It 
would be 5’ from the sidewalk with a plaque in front of it.     

Motion: Made by Allen, seconded by Perez, to approve the sign and art piece located in the City of Sturgis 
easement at 301 W. Chicago Road as presented. 

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    
Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the ninth agenda item – Capital Improvement Plan 2022/2023 

Chairman Mikulenas read the Staff report.  Holly Keyser, the City of Sturgis Controller, approached the podium and 

explained that there might be items on the plan that have been carried over because they have not been 
completed.  Mr. Prichard discussed the Master Plan and how it may coincide with the Capital Improvement Plan.   

Mr. Alvez inquired about substations; Ms. Keyser explained that it would be for additional load capacity.  Mr. Alvez 
asked whether there was a specific area that was being targeted for additional load capacity; Ms. Keyser indicated 
that it would be over by the airport in the industrial area. 

Chairman Mikulenas presented the tenth agenda item – Amended Site Plan Review – 1040 S. 
Centerville Road – Hypershine Carwash 



Chairman Mikulenas read the Staff report and explained that the neighboring property owners to the south would 
not surrender the 20’ easement between the properties.  For the site plan to work, the site plan had to be 

amended, so they shortened the landscaping.   

Motion: Made by Alvez, seconded by Perez, to approve the amended site plan for 1040 S. Centerville Road (Parcel 

ID #75-052-777-227-01) as presented.   

Voting yea: Mikulenas, Allen, Alvez, Perez, Mahler  Voting nay: None    

Absent: Caywood, Stage, Brothers, Liston   MOTION CARRIED 

Chairman Mikulenas presented the eleventh agenda item – Commissioner/Staff Comments 

Mr. Mahler asked if there could be an ordinance that would require the outdoor sales area to be approved in 
advance of their open date.  Mr. Prichard indicated that hopefully they will not have to come back, and it will 

not be an issue.   

Adjourned 7:10 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
July 19, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Caywood, Brothers, Mahler, Liston, Stage 

Commissioners Absent: Perez, Alvez 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary 

Also Present: Rick Bir, City Commissioner; Dan Cherry, Sturgis Journal; Jeff Brazo, Ayres Insurance; Landon 

Bartley, 2770 S. Centerville Road; Ankur Rungta, 2770 S. Centerville Road; Isaac Rubner, 309 N. Prospect Street; 
Sarah Beth M., 12769 Quaker Street    

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented with the addition of discussion regarding 316 N. Nottawa under New 
Business.   

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from June 21, 2022, regular meeting with the correction of the address for the special 

land use for an outdoor sales area; the stated address was 707 S. Centerville Road, the correct address was 981 
S. Centerville Road. 

Chairman Mikulenas presented the first agenda item – Discussion Regarding Signage – 316 N. 
Nottawa – Ayres Insurance 

Jeff Brazo, a representative of Ayres Insurance, approached the podium and explained that Ayres Insurance had 
recently purchased the property at 316 N. Nottawa.  Ayres had wanted to use the existing pylon sign pole to 
attach a sign to, however, when contacting the Community Development Department, they had been made aware 

that was not possible.     

Mr. Mikulenas explained that the pylon sign would not be permitted anymore due to the zoning district, only a 

monument or wall sign.  Mr. Brazo explained that Ayres would prefer a pylon sign due to their aging clientele that 
may hit a monument sign. 

Members discussed different pylon signs at neighboring properties.  Mr. Mahler indicated that the other businesses 
with pylon signs were vacated as well, so the issue could be visited again.  They discussed that the options and 
that Ayres could file for a variance with the Zoning Board of Appeals.     

Mr. Liston inquired whether when a business vacates, if the sign or pylon must be removed; Mr. Prichard indicated 
that the sign must be in compliance with the current ordinances.  Mr. Liston asked whether only existing pylons 

could be stipulated to remain; Mr. Prichard explained that then the pylons would never go away. 

Mr. Mikulenas suggested that a variance through the Zoning Board of Appeals might be the best alternative.  Mr. 

Brazo indicated he would speak to his sign company as well for other options.  Mr. Prichard explained the 
ordinances regarding the amount of wall signage available for that zoning district as an option. 

Chairman Mikulenas asked for any further comments from the public, none were heard. 

Chairman Mikulenas presented the second agenda item – Special Land Use Request – 309 N. 

Prospect Street – Light Industrial 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Isaac Rubner, a representative for 
Warehouse Investments, approached the podium and explained that the company he represents was 
interested in assembling display cases at that location.  Mr. Mikulenas explained he understood there was a 

confidentiality clause; Mr. Rubner indicated that was accurate.  Mr. Liston inquired how many employees 
would be employed; Mr. Rubner indicated 9 to 10 and that there were 9 currently.  Mr. Liston asked where 



the company was located currently; Mr. Rubner indicated within 5 minutes, local.  Mr. Liston inquired 
whether the other business that was there had vacated or was still there; Mr. Rubner indicated that they 

would be moving.  Mr. Prichard asked whether Warehouse Investments would own the property; Mr. Rubner 
indicated they would. 

Mr. Mikulenas read into record the special conditions that were outlined in the Applicant Statement.  

Chairman Mikulenas asked for any further comments from the public, none were heard.  He closed the Public 

Hearing. 

The members reviewed the Special Land Use criteria; all criteria were met. 

Motion: Made by Allen, seconded by Mahler, to approve the special land use request for light industrial to 
assemble and manufacture picture frames at 309 N. Prospect Street, Parcel ID #75-052-650-010-00, as 

presented with the following conditions: 
- Activities performed in the facility will be assembling, gluing, nailing, painting (water-based), cutting, 

packaging, shipping, and receiving.  All activities will be performed inside the facility. 

- Hours of operation would be from 9:00 a.m. to 5:00 p.m., Monday through Friday. 
- Delivery times, shipping and loading would be between 7:00 a.m. and 7:00 p.m.  Trucks would go down 

Nottawa to Hatch to Jean Street. 

- Between the hours of 7:00 a.m. and 7:00 p.m., the noise would be minimal because machinery is seldom 
used, and it would not exceed 70 decibels at the property lines. 

- There would be no vibration outside the immediate site on with the use is conducted. 
- There would be screen fence on Jean Street and the dumpster would be enclosed. 
- No storage or waste would be placed outside the facility. 

- The number of employees would be 12; employees would park in the parking lot located on the corner of 
East Hatch and North Prospect, which will be owned Warehouse Investments. 

- Exterior lighting will be along the exterior and away from the residential properties. 

- Warehouse Investments will conduct little renovations to the inside of the building. 

Voting yea: Mikulenas, Allen, Caywood, Brothers, Mahler, Liston, Stage   Voting nay: None    

Absent: Perez, Alvez MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Zoning District Change Request – 2770 S. 

Centerville Road 

Mr. Mikulenas read the Staff report, opened the Public Hearing and gave an overview of the history of the 

property.  Landon Bartley and Ankur Rungta approached the podium and explained that they were interested 
in opening an adult-use marihuana retailer on the property.  Mr. Mikulenas explained he felt it is a terrible 
site and had always wondered what the attraction is to the site and asked if they had done a market 

analysis; Mr. Rungta explained that they were being cautious and selective and felt like the site had potential. 

Rick Bir, City Commissioner, asked why they were requesting to change it to manufacturing if their only goal 

was to open a retail; Mr. Bartley responded that it appeared that industrial uses were running out and the 
proposed use met all the requirements for the future land use.  Mr. Bir recalled that the dispensary planned 
for the former Retail Warehouse site had slipped through due to zoning technicalities.  Mr. Mikulenas 

indicated the zoning district change would bypass the ordinance. 

Mr. Mikulenas discussed the report from Beckett and Raeder.  He discussed the questions that they had 

regarding the zoning district change request. 

Mr. Caywood explained he felt that if the request is consistent with the future land use, the proposed use 

should not matter; he indicated that the proposed zoning district change was consistent with the future land 
use.  Mr. Bartley addressed Mr. Caywood that he agreed with his statement and that their request was 
supported by the master plan and met the future land use.  Their goal was for zoning district change 

approval which would then allow for them to submit for a special land use for marihuana retail.  Mr. 
Mikulenas explained that the Planning Commission only has the authority to recommend the zoning district 
change to the City Commission, not to approve.  He asked Mr. Rungta and Mr. Bartley if they understood 

that, they both acknowledged they knew. 



Mr. Liston asked if a business were to want to develop on the land in the future how they would access; Mr. 

Bartley indicated that there would be an easement.    

Mr. Prichard explained that the future land use is only a tool.  He explained that the use is important to look 

at and considered.  The marihuana business was not known, as it was still evolving, at the time the future 
land use map was completed.  Mr. Mikulenas stated he wondered whether in the future the city would look to 
rezone the parcel based on the future land use; Mr. Prichard indicated that most likely unless there is a 

reason to change the zoning district, it would remain the same.  He explained that if there was a request that 
made sense, it would be reviewed.   

Mr. Rungta added that previously it was approved for retail use and that was their intention.  Mr. Rungta 
explained that they have met the requirements of what would be allowed in the manufacturing zoning district 
and that the request met the master plan and vision.  They were interested in taking the site that had been 

vacated and making it productive.  

Chairman Mikulenas asked for any further comments from the public, none were heard.  

Motion: Made by Caywood, seconded by Liston, to recommend the zoning district change as per City Zoning 
Ordinance section 1.1406 for the property located at 2770 S. Centerville Road, Parcel ID#75-052-777-294-00, 

from Business Highway 1 to Manufacturing to the City Commission.   

Voting yea: Liston, Caywood, Stage, Brothers, Mikulenas  Voting nay: Mahler, Allen  
Absent: Perez, Alvez  MOTION CARRIED 

Chairman Mikulenas presented the fourth agenda item – Business Neighborhood Zoning 
Ordinance Amendment 

Chairman Mikulenas read the Staff report and opened the Public Hearing.  Mr. Prichard explained that City staff 
discovered that a page was omitted from the packet provided to the Planning Commission and City Commission 
that was approved. 

There was no discussion regarding the amendment.  

Chairman Mikulenas asked for comments from the public.  No comments were made.  He closed the Public 
Hearing. 

Motion: Made by Caywood, seconded by Mahler, to recommend the amendment to the Business Neighborhood 
(B-N) Zoning District ordinance section 1.0409.1 as presented to the City Commission for approval.    

Voting yea: Mikulenas, Allen, Caywood, Brothers, Mahler, Liston, Stage Voting nay: None  
Absent: Perez, Alvez  MOTION CARRIED 

Chairman Mikulenas presented the eleventh agenda item – Commissioner/Staff Comments 

Mr. Prichard explained that new Planning Commission Bylaws had been presented at their seats.  He 
requested they review and provide any feedback. 

Adjourned 6:46 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
August 16, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Caywood, Brothers, Liston, Stage 
Commissioners Absent: Perez, Alvez, Mahler 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary 

Also Present: Matt Mokes, Rowe Professional Services; Nathan Hough, Abbott Nutrition; James Ware, Boland’s 
Best One Tire; Dan Cherry, Sturgis Journal      

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from July 19, 2022, regular meeting. 

Chairman Mikulenas presented the first agenda item – Site Plan Review – 913 W. Chicago Road – 
Boland’s Best One Tire 

Chairman Mikulenas read the Staff report and asked if there was a representative for the property.  James Ware of 
Ware Construction approached the podium and explained that a new building was proposed for Boland’s Best One 
Tire.  The building would be located on the west side of the property and would be used for the changing of tires.  
Mr. Liston inquired whether any tires would be stored in the building.  Mr. Ware stated no, only what is used for 
that day’s business.  The new construction would be fully sprinkled and included a truck dock to transport tires to 
and from the warehouse.    

Chairman Mikulenas asked for any further comments from the public, none were heard. 

Motion: Made by Stage, seconded by Liston, to approve the site plan at 913 W. Chicago Road, parcel number 
75-052-090-089-00, as presented. 

Voting yea: Mikulenas, Allen, Caywood, Brothers, Liston, Stage   Voting nay: None    
Absent: Perez, Alvez, Mahler MOTION CARRIED 

Chairman Mikulenas presented the second agenda item – Site Plan Review – 901 N. Centerville 
Road – Abbott Nutrition 

Chairman Mikulenas read the Staff report and asked if there was a representative for the property.  Matt 
Mokes from Rowe Professional Services approached the podium and gave an overview of the project.  Will 
Prichard, Director of Community Development, explained that N. Clay Street would be able to be redone due 
to grants relating to the project.     

Mr. Liston asked how tall the new building would be; it was indicated it would be 129 feet tall.  Mr. Liston 
asked if there would be permissions required from the FAA; Mr. Prichard indicated they were currently 
working on the requirements for the FAA.  Nathan Hough, Abbot, stated they have obtained their approvals 
from the FAA. 

Chairman Mikulenas asked for any further comments from the public, none were heard. 

Motion: Made by Allen, seconded by Brothers, to approve the site plan at 901 N. Centerville Road, parcel 
number 75-052-777-050-00, as per plans submitted with the following conditions: 

• Lot combination to be completed and approved prior to building permit being issued.



Voting yea: Mikulenas, Allen, Caywood, Brothers, Liston, Stage   Voting nay: None    
Absent: Perez, Alvez, Mahler MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Planning Commission Bylaws 

Mr. Mikulenas explained that the members were to have reviewed the Planning Commission Bylaws.  He 
asked what the difference would be between what the Chairman and Secretary would sign.  Mr. Prichard 
explained that the City Clerk had indicated that the Secretary may be required to sign official documents, 
when needed.   

Mr. Mikulenas asked about section (5) (2) and reviewed the language.  Mr. Prichard indicated that the section 
could be amended as discussed to remove the language regarding 300 feet on either side.  Mr. Prichard 
explained that the bylaws could be approved with the minor change.  The bylaw language would be amended 
and once complete the Chairman and Secretary would sign.  The bylaws would then be presented to the City 
Commission.  

The members discussed the section regarding conflict of interest. 

Planning Commission members approved the Planning Commission Bylaws by consensus. 

Chairman Mikulenas presented the fourth agenda item – Commissioner/Staff Comments 

Mr. Prichard explains that there would be an upcoming Special Meeting for a site plan review that was not 
able to make the agenda for that night’s meeting.  He asked how many would be able to be present for a 
meeting on August 18th at noon; Mr. Allen, Mr. Liston, Mr. Stage and Mr. Brothers indicated they could be 
present.  The absentee members would be contacted to determine whether they would be able to attend the 
meeting.   

Mr. Prichard updated the members on the status of projects that the Community Development Department 
had been working on. 

Adjourned 6:05 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



SPECIAL MEETING – STURGIS PLANNING BOARD 
August 18, 2022 

WIESLOCH RAUM – CITY HALL 

Acting Chairman Allen called the meeting to order at 12:00 p.m. 

Commissioners Present: Allen, Brothers, Liston, Stage, Perez 
Commissioners Absent: Alvez, Mahler, Mikulenas, Caywood 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary 

Also Present: Breanne Kaiser, KAIF Industries; Wisam Kutom, KAIF Industries; Cody Newman, Driven By Design 

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Acting Chairman Allen presented the first agenda item – Site Plan Review – 233 Bogen – KAIF 
Industries 

Acting Chairman read the Staff report and asked if there was a representative for the property.  Cody Newman of 
Driven by Design approached the podium and gave an overview of the project.  Mr. Allen asked the reasoning for 
the expansion; Breanne Kaiser, owner of KAIF Industries, responded that in reviewing a cost benefit analysis, they 
determined there was a benefit for a larger building to meet supply and demand.  Mr. Allen inquired whether they 
would expand the amount of plants; Ms. Kaiser indicated no. 

Mr. Brothers asked how many employees the building would house; Ms. Kaiser indicated that there would be 
approximately 20 employees.  Mr. Liston inquired whether KAIF Industries was pre-qualified; Ms. Kaiser indicated 
yes.   

Mr. Newman explained construction drawings would be submitted and a month would be allowed for pricing, 
however, they hoped to commence construction in 2022.  He indicated the construction process would take 
approximately 12 months. 

Mr. Stage asked what the health concerns were for the workers; Mr. Newman indicated that there would be 
adequate ventilation.  Mr. Stage asked if there were health concerns due to the smell; Ms. Kaiser indicated that 
the employees wear protection.   

Acting Chairman Allen asked for any further comments from the public, none were heard. 

Motion: Made by Stage, seconded by Perez, to approve the amended site plan at 233 Bogen Road, parcel 
number 75-052-777-290-00, as per plans submitted. 

Voting yea: Allen, Brothers, Liston, Stage, Perez  Voting nay: None    
Absent: Alvez, Mahler, Mikulenas, Caywood MOTION CARRIED 

Adjourned 12:11 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
September 20, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Mahler, Liston, Stage, Caywood, Alvez 
Commissioners Absent: Allen, Perez, Brothers 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary 

Also Present: Rogelio Delgado, 516 S. Jefferson Street; Martha LeMay, 607 S. Jefferson Street 

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from August 16, 2022, regular meeting. 
APPROVAL of the minutes from August 18, 2022, special meeting. 

Chairman Mikulenas presented the first agenda item – Class “A” Non-Conforming Structure – 516 S. 
Jefferson Street  

Mr. Mikulenas read the Staff report and asked if there was a representative for the property.  Rogelio Delgado, 
owner of the property at 516 S. Jefferson Street approached the podium.  Mr. Delgado requested Mr. Alvez 
translate for him; Mr. Alvez agreed.  Mr. Delgado explained that the garage on the property was in bad condition 
and he wanted to construct a better garage.  Mr. Mikulenas inquired whether an improvement on the garage 
would make it more non-conforming; Will Prichard, Director of Community Development, explained that the 
request would not make it any more non-conforming. 

Mr. Alvez confirmed with Mr. Delgado that he planned to increase the size of the building; Mr. Delgado explained it 
would only be increased on the south side of the property.  Mr. Prichard asked if Mr. Delgado planned to demolish 
the existing building and construct a new building; Mr. Delgado indicated that he would like to, however, he was 
unsure at that time if he would add on to existing or demolish the entire structure and build a new one.  

Chairman Mikulenas asked for comments from the public, none were heard. 

Motion: Made by Caywood, seconded by Stage, to approve the Class “A” Non-Conforming designation for the 
accessory structure at 516 S. Jefferson, parcel number 75-052-630-028-00, as presented. 

Voting yea:  Mikulenas, Mahler, Liston, Stage, Caywood, Alvez Voting nay: None    
Absent: Allen, Perez, Brothers MOTION CARRIED 

Chairman Mikulenas presented the second agenda item – Commissioner/Staff Comments 

Fencing 
Mr. Prichard discussed commercial properties that use mesh over a chain link fence to provide screening.  He 
explained that mesh had been an approved material in the past, however, there are enforcement issues.  
Mesh should only be used as a secondary material as it breaks down over time.   

Mr. Liston indicated that in his experience the price of mesh was comparable to that of the vinyl slat inserts 
that are available for chain link fencing.  He also indicated that there are vinyl inserts that are very easy to 
install.   

Mr. Mikulenas asked whether there were any objections to not allowing mesh as an approved material for 
screening over chain link fences; it was agreed by consensus that mesh was not a good option for screening. 



Manufacturing 2 Zoning District 
Mr. Prichard explained that the City of Sturgis had recently purchased 100 acres of land located on S. 
Centerville Road near the Indiana state line.  The property had been annexed into the city at the previous 
Commission meeting.  He reviewed the map to indicate where the property was located. 

Mr. Prichard introduced a new zoning district that was being proposed, the Manufacturing 2 zoning district. 
He indicated that the city was still working through the utility requirements.   

Mr. Prichard reminded the Commission members of the recent application for a rezoning of the parcel at 2770 
S. Centerville Road.  The rezoning would have allowed an additional marihuana dispensary in that area., 
however, the Commission had denied the rezoning request.  Mr. Prichard discussed that he will request 
guidance from the City Commission on the marihuana businesses in the Manufacturing 2 zoning district. 

Adjourned 5:54 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



SPECIAL MEETING – STURGIS PLANNING BOARD 
October 7, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 12:00 p.m. 

Commissioners Present: Mikulenas, Perez, Alvez, Liston, Stage 

Commissioners Absent: Allen, Caywood, Brothers, Mahler 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary 

Also Present: Don Louvier, Summit Polymers  

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented.  

Chairman Mikulenas presented the first agenda item – Site Plan Review – 1211 Progress – 

Chairman Mikulenas read the Staff report and asked if there was a representative for the property.  Don Louvier, 
Maintenance Manager for Summit Polymers, approached the podium and explained that they were proposing the 
rehabilitation of the existing parking area and the addition of an access drive for trucks.  The new access drive 

would be added from Broadus Street.  He indicated that there had been 2 Workman’s Compensation claims for 
potholes, to date. 

Mr. Mikulenas indicated he felt it would be a great advantage for traffic flow.  He asked what the existing parking 
area was constructed of; Mr. Louvier indicated it was constructed of part concrete and part asphalt.  Mr. Louvier 
explained the concrete should protect the asphalt from semi-trucks. 

Chairman Mikulenas asked for comments from the public, none were heard. 

Motion: Made by Stage, seconded by Alvez, to approve the site plan at 1211 Progress Street, parcel number 
75-052-605-039-00, as per plans submitted. 

Voting yea: Mikulenas, Perez, Alvez, Liston, Stage Voting nay: None    
Absent: Allen, Caywood, Brothers, Mahler  MOTION CARRIED 

Adjourned 12:05 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
October 18, 2022 

WIESLOCH RAUM – CITY HALL 

Acting Chairman Allen called the meeting to order at 5:30 p.m. 

Commissioners Present: Allen, Mahler, Liston, Stage, Caywood, Alvez, Perez, Brothers 
Commissioners Absent: Mikulenas 

Staff Present: Will Prichard, Director of Community Development; Barry Cox, City Engineer; Kara Falkenstein, 
Recording Secretary  

Also Present: Alexis Guerrero, 805 Mechanic; Adan Guerrero, 805 Mechanic; Dan Cherry, Sturgis Journal 

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from September 20, 2022, regular meeting. 
APPROVAL of the minutes from October 7, 2022, special meeting. 

Acting Chairman Allen presented the first agenda item – Consideration for 2 Driveways – 805 
Mechanic  

Acting Chairman Allen read the Staff report, opened the Public Hearing, and asked if there was a representative for 
the property.  Alexis Guerrero approached the podium and explained he was representing his family for his father, 
Adan.  He indicated they were asking for permission to construct an additional driveway due to the family having 5 
vehicles with the ability to park only 4 vehicles in their existing driveway on S. Lakeview.  The additional driveway 
would allow the fifth vehicle and any visitors to park.  He indicated they did not think it would affect anyone. 

Mr. Allen asked whether it made a difference that the 100’ of street front was located on S. Lakeview and not on 
Mechanic; Will Prichard, Director of Community Development, answered that it did not matter.  Mr. Allen asked 
how many additional vehicles would be able to fit in the proposed driveway; Mr. Guerrero indicated 1 vehicle, 
however, maybe 2 with the length of the driveway. 

Mr. Allen indicated he would prefer, if the consideration was approved, that the existing driveway on S. Lakeview 
be upgraded to solid surface within 1 year of the approval.  Mr. Prichard explained the property owner could either 
put both driveways on the same permit or complete the existing driveway first, so there would not be enforcement 
issues.   

Mr. Brothers inquired whether the fence was theirs or the neighbors; Mr. Guerrero indicated they believed it was 
the neighbors.  Mr. Guerrero explained that he had spoken with the City of Sturgis Forestry Department regarding 
the removal of the tree that is in the right-of-way, however, they had not indicated when the removal might 
happen.  Mr. Mahler asked whether there was room for a driveway if the tree were to remain; Barry Cox, the City 
Engineer, explained he was unaware that the tree was supposed to be removed or that any decisions would be 
made based on the removal.  He indicated that if the tree was removed, the proposed driveway may be able to be 
widened.  Mr. Guerrero indicated he would prefer to go wider.  Mr. Allen asked whether they would be able to 
widen; Mr. Prichard indicated that he and Mr. Cox had met with the property owner and it was indicated they 
would like to construct a 15’ wide driveway, however, City staff was not comfortable authorizing more. 

Mr. Alvez asked what it would require to remove the tree in the right-of-way; Mr. Prichard indicated that it would 
be up to the discretion of the Forestry Department.  Mr. Cox indicated that if the tree were to be removed, it would 
be a minimum of 16’ to comfortably fit 2 cars side by side.  Mr. Prichard explained that the motion could be made 
based on the tree removal.  Mr. Mahler asked whether the proposed driveway meets the intent of the ordinance, 
as he believed that the 2 driveways should face one street, not the proposed scenario.  He indicated that he did 
not feel that the proposed driveway would be attractive.  Mr. Guerrero explained that they would be planting 
gardens to make it more attractive. 



Mr. Liston indicated confusion that if the proposed driveway were to widen to 16’ that it would be near the service 
sidewalk.  He went on to say that with 30 – 40’ in length, the property owners should be able to fit 2 vehicles in.  
The property owners were not in favor due to property constraints.  Mr. Prichard explained that the wider the 
proposed driveway is constructed, the less public parking on the street there would be. 

Mr. Liston asked if the proposed driveway were to be constructed at 10’6” whether the existing radius could be 
utilized; Mr. Prichard indicated that they would not be able to use the existing radius and would be required to 
meet current right of way requirements. 

Acting Chairman Allen asked for comments from the public, none were heard.  He closed the Public Hearing. 

Motion: Made by Stage, seconded by Perez, to approve the Consideration for 2 Driveways at 805 Mechanic, 
parcel number 75-052-210-010-00, with the following conditions: 

- The driveway on S. Lakeview must be completed in solid surface within 1 year of this approval and if not 
completed then the new driveway must be removed. 

- The maximum driveway width approved was 10’6” without removal of the tree in the right-of-way.  If the 
tree in the right-of-way is removed, the maximum driveway approved would be 12’6”. 

Voting yea:  Allen, Liston, Stage, Caywood, Alvez, Perez, Brothers Voting nay: Mahler   a 
Absent: Mikulenas  MOTION CARRIED 

Acting Chairman Allen presented the second agenda item – Class “A” Non-Conforming Structure – 
125 E. Chicago Road 

Acting Chairman Allen read the Staff report and explained that the purpose of the Class “A” Non-Conforming 
Structure designation request would be to protect the existing sign if anything were to happen to it.  Mr. 
Allen indicated that he was glad they were making the sign smaller, however, he inquired as to why; Mr. 
Prichard explained that he believed it was due to the bank’s rebranding.  Mr. Brothers indicated it was more 
aesthetically pleasing.   

Motion: Made by Liston, seconded by Mahler to approve Class “A” Non-Conforming Structure designation for 
the pylon sign at 125 E. Chicago Road, parcel number 75-052-040-438-00, as presented. 

Voting yea:  Allen, Liston, Stage, Caywood, Alvez, Perez, Brothers, Mahler Voting nay: None     
Absent: Mikulenas  MOTION CARRIED 

Acting Chairman Allen presented the third agenda item – Commissioner/Staff Comments 

Manufacturing 2 Zoning District 
Mr. Prichard updated the members on the proposed Manufacturing 2 zoning district.  He explained that the 
City Commission members recommended that no marihuana uses be permitted in the new zoning district.  

Upcoming Zoning Training 
Mr. Prichard reminded the members of the upcoming training regarding zoning on Tuesday, October 25th at 
the Sturges-Young Center for the Arts. 

Fences and Corner Clearance Requirements 
Mr. Prichard explained that the Community Development Department had heard complaints regarding the 
corner clearance requirements for fences.  Property owners often misunderstand that either a 3’ ornamental 
or 2’ solid constructed fence may be used to meet the corner clearance requirement.  However, only 2’ solid 
constructed fences are permitted to meet the requirement.  Property owners had struggled to meet this 
requirement and still make the fence look aesthetically pleasing. 

Mr. Cox indicated that he felt chain-link would be more appropriate to meet the corner clearance than a 3’ 
ornamental fence.  Mr. Prichard explained that the Planning Commission members had specifically excluded 
chain-link fence as an ornamental fence when defining.   



Mr. Alvez asked whether the type of fence within the corner clearance can be a safety issue; Mr. Prichard 
indicated that the type of fence does make a difference visually and can become a safety issue if vision 
becomes impaired.  He suggested ornamental fencing that was 85% viewable, instead of 65% as indicated in 
the ordinance, may be adequate. 

There was no consensus between the Commission members to propose changes to the current ordinance. 

Adjourned 6:32 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
November 15, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Brothers, Caywood, Liston 
Commissioners Absent: Alvez, Perez, Stage, Mahler 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary 

Also Present: Jeff Mullins, City Mayor; Frank Perez, City Commissioner; Mike Stiles, WBET Radio; Dan Cherry, 
Sturgis Journal   

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from October 18, 2022, regular meeting. 

Chairman Mikulenas presented the first agenda item – Site Plan Review – Popeye’s – 501 S. 
Centerville Road  

Chairman Mikulenas read the Staff report and asked if there was a representative for the property.  Ryan Walter 
and Jake Cooke were present via Zoom and high-pointed the project and details of the proposed site plan.  Mr. 
Mikulenas inquired whether it was a local individual that was the proprietor of the proposed restaurant; Mr. Walter 
and Mr. Cooke indicated that the proprietor was Aby Group located in Illinois.   

Mr. Allen asked whether the entire building would be demolished, as the existing building held 501 and 503 S. 
Centerville Road.  Will Prichard, Director of Community Development, confirmed the entire building would be 
demolished.  He explained that there was existing screening between the proposed restaurant and the residential 
neighboring properties.  He explained that if the screening were to be removed, Popeye’s would be responsible to 
install new screening.   

Chairman Mikulenas asked for comments from the public, none were heard. 

Motion: Made by Allen, seconded by Caywood, to approve the site plan at 501 S. Centerville Road, parcel 
number 75-052-777-144-00, as per plans presented. 

Voting yea: Mikulenas, Allen, Brothers, Caywood, Liston Voting nay: None    
Absent: Alvez, Perez, Stage, Mahler MOTION CARRIED 

Chairman Mikulenas presented the second agenda item – Class “A” Non-Conforming Structure – 
1014 N. Clay Street and 1100 N. Clay Street 

Chairman Mikulenas read the Staff report and explained that the Class “A” Non-Conforming Structure 
designation was for the property located at 1014 N. Clay and 1100 N. Clay Street.  John Miller, a 
representative for Corrigan Oil, approached the podium.  Mr. Prichard explained the differences between a 
Class “A” and Class “B” designation.  Mr. Mikulenas inquired whether they would be required to do 3 separate 
motions.  Mr. Prichard indicated it would be dependent on if the approval was for all Class “A” designations. 

Mr. Allen inquired whether the storage tanks were above ground or underground; Mr. Prichard indicated that 
they tanks were underground.  There was discussion on what designation per building.  The members 
discussed that all buildings but 1100-3 made sense to look at a Class A designation but this building was 
discussed at a Class B designation.  Mr. Miller indicated he was aware that building 1100-3 was too close to 
the road and understood the Class B designation on this building.      

Chairman Mikulenas asked for comments from the public, none were heard. 



Motion 1: Made by Caywood, seconded by Liston, to approve the Class “A” Non-Conforming Structure 
designation for the existing structure, labeled 1014-1, at 1014 N. Clay Street, parcel number 75-052-777-017-00, 
as presented.  

Voting yea: Mikulenas, Allen, Brothers, Caywood, Liston Voting nay: None     
Absent: Alvez, Perez, Stage, Mahler MOTION CARRIED 

Motion 2: Made by Brothers, seconded by Allen, to approve the Class “A” Non-Conforming Structure designation 
for the existing structure, labeled 1100-2, at 1100 N. Clay Street, parcel number 75-052-777-018-00. 

Voting yea: Mikulenas, Allen, Brothers, Caywood, Liston Voting nay: None     
Absent: Alvez, Perez, Stage, Mahler MOTION CARRIED 

Motion 3: Made by Caywood, seconded by Brothers, to designate a Class “B” Non-Conforming structure for the 
the existing structure, labeled 1100-3, at 1100 N. Clay Street, parcel number 75-052-777-018-00. 

Voting yea: Mikulenas, Allen, Brothers, Caywood, Liston Voting nay: None     
Absent: Alvez, Perez, Stage, Mahler MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Site Plan Review – 1014 N. Clay Street and 
1100 N. Clay Street 

Mr. Milulenas read the Staff report and Mr. Miller went over the site plan.  Mr. Mikulenas inquired how close 
the storage tanks can be to a building; Mr. Miller indicated that the requirements is 50 feet, at the minimum. 
Mr. Miller explained he was exploring to move the tanks farther back on the property and shift some of the 
site.  He wondered if he would have to start at the beginning if this would be done; Mr. Prichard discussed 
the requirements for an amended site plan.  Mr. Mikulenas indicated he would authorize a Special meeting, if 
needed.   

Mr. Mikulenas inquired as to where the stormwater was located; Mr. Prichard indicated on the map where the 
proposed stormwater would be located, as there was not existing stormwater retention.   

Mr. Mikulneas asked for comments from the public, none were heard. 

Motion: Made by Liston, seconded by Allen, to approve the site plan at 1014 and 1100 N. Clay Street, parcel 
number 75-052-777-017-00 and 75-052-777-018-00, as per plans presented with the following condition: that an 
easement for storm water must be recorded prior to building permit being issued. 

Voting yea: Mikulenas, Allen, Brothers, Caywood, Liston Voting nay: None     
Absent: Alvez, Perez, Stage, Mahler MOTION CARRIED 

Adjourned 5:58 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



SPECIAL MEETING – STURGIS PLANNING BOARD 
December 8, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 12:00 p.m. 

Commissioners Present: Mikulenas, Allen, Stage, Mahler, Liston 
Commissioners Absent: Caywood, Brothers, Perez, Alvez 

Staff Present: Will Prichard, Director of Community Development; Kara Falkenstein, Recording Secretary 

Also Present: David Wickey, 24 Pioneer Avenue 

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Chairman Mikulenas presented the first agenda item – Class “A” Non-Conforming Structure – 24 
Pioneer Avenue  

Chairman Mikulenas read the Staff report, explained the requirements for a Class “A” Non-Conforming structure 
and asked if there was a representative for the property.  David Wickey, contractor for the project at 24 Pioneer 
Avenue, approached the podium and explained that he was proposing the removal of 2 bays of the existing 
garage, leaving a 14’x20’ structure.  The remaining structure would be non-conforming, as it would not meet the 
current setback requirements.   

Chairman Mikulenas asked for comments from the public, none were heard. 

Motion: Made by Stage, seconded by Mahler, to approve the Class “A” Non-Conforming designation for the 
accessory structure at 24 Pioneer Avenue, parcel number 75-052-460-010-00, as presented. 

Voting yea: Mikulenas, Allen, Stage, Mahler, Liston Voting nay: None    
Absent: Caywood, Brothers, Perez, Alvez  MOTION CARRIED 

Commissioner/Staff Comments 

Will Prichard, Director of Community Development, gave an update on ongoing projects. 

Adjourned 12:16 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 



REGULAR MEETING – STURGIS PLANNING BOARD 
December 20, 2022 

WIESLOCH RAUM – CITY HALL 

Chairman Mikulenas called the meeting to order at 5:30 p.m. 

Commissioners Present: Mikulenas, Allen, Alvez, Brothers, Mahler, Liston, Stage 
Commissioners Absent: Caywood, Perez 

Staff Present: Will Prichard, Director of Community Development; Mike Hughes, City Manager; Kara Falkenstein, 
Recording Secretary  

Also Present: Amy Robertson, Thurston Woods Village; Dan Cherry, Sturgis Journal 

APPROVAL OF AGENDA 
Motion: Approval of agenda as presented. 

Action of Minutes of Previous Meetings 
APPROVAL of the minutes from November 15, 2022, regular meeting. 
APPROVAL of the minutes from December 8, 2022, special meeting. 

Visitors Comments 
Amy Robertson, Director of Development at Thurston Woods, introduced herself to the Commission members.  
She explained that she had met with City staff regarding an idea that Thurston woods had been working on.  
During indicated periods of time, family members of their patients could park an RV on dedicated areas and visit 
with their family. 

Will Prichard, Director of Community Development, explained that there was nothing in the current ordinances that 
would permit these visits.  The recommendation would be to draft an amendment for approval.  Once approved 
and adopted, the amendment could allow for temporary events with conditions.   

The members discussed specifics and ideas for the amendment.  There was a consensus that the members were in 
favor of such an amendment.  Mr. Prichard agreed to draft an amendment and present it at a future meeting.     

Chairman Mikulenas presented the first agenda item – Site Plan Review – Splash Pad – Franks Avenue 
– City of Sturgis

Chairman Mikulenas read the Staff report and asked if there was a representative for the property.  Mike Hughes, 
City Manager, approached the podium and introduced Corey Kandow of Abonmarche as the engineer for the 
project.  Mr. Kandow explained that the city had been having issues getting bids for the project, so the project 
would be broken into separate contracts.  He presented the site plan and gave an overview of the project.   

Mr. Mikulenas inquired whether the retention pond would need to be fenced so it would not be an enticement to 
children.  Mr. Kandow indicated that it could be fenced.  Mr. Hughes indicated that it was presumed there would 
not be a lot of water, as it should leach.    

Mr. Alvez indicated hesitancy regarding the private restrooms; during a busy period, they may not be practical. 
Mr. Hughes indicated that the restrooms will also be used as changing rooms; family restrooms were becoming 
very common.   

Mr. Liston inquired whether they would be utilizing recirculated water; Mr. Hughes indicated that they would be 
using the pump and dump method due to testing requirements.   

Mr. Stage asked whether there would be any supervision present during business hours; Mr. Hughes indicated that 
it was common for splash parks to be unmanned and unsupervised.  Mr. Liston asked whether the splash pad 
would be open during set hours; Mr. Hughes indicated that it would be similar to a city park.   

Chairman Mikulenas asked for comments from the public, none were heard. 



Motion: Made by Alvez, seconded by Mahler, to approve the site plan at 310 Franks Avenue, parcel number 
75-052-777-056-00, as per plans presented. 

Voting yea:  Mikulenas, Allen, Alvez, Brothers, Mahler, Liston, Stage Voting nay: None    
Absent: Caywood, Perez  MOTION CARRIED 

Chairman Mikulenas presented the second agenda item – Amended Site Plan Review – Corrigan 
Oil – 1014 and 1100 N. Clay Street 

Chairman Mikulenas read the Staff report and Mr. Prichard did an overview of the original site plan and the 
amendments that had been made.  Mr. Mikulenas inquired whether submittal and approval of stormwater 
easement agreement should be a condition of the site plan approval; Mr. Prichard indicated it should.     

Chairman Mikulenas asked for comments from the public, none were heard. 

Motion: Made by Liston, seconded by Stage, to approve the amended site plan at 1014 and 1100 N. Clay 
Street, parcel number 75-052-777-017-00 and 75-052-777-018-00, as per plans submitted, with the condition 
that an easement/dedication for stormwater management system between the two parcels be reviewed and 
approved by City legal/staff prior to the execution and recording of the document.  This shall be completed prior to 
the issuance of the building permit.  

Voting yea: Mikulenas, Allen, Alvez, Brothers, Mahler, Liston, Stage Voting nay: None     
Absent: Caywood, Perez  MOTION CARRIED 

Chairman Mikulenas presented the third agenda item – Planning Commission Calendar 2023 

Mr. Mikulenas read the Staff report and highlighted the changes.  Mr. Prichard explained that during the 
holidays, deadlines and meetings can become difficult.  Changing the meeting dates to the 2nd Tuesday 
instead of the 3rd Tuesday should help. 

Mr. Mikulneas asked for comments, none were heard. 

Motion: Made by Mahler, seconded by Allen, to approve the Planning Commission 2023 calendar as presented. 

Voting yea: Mikulenas, Allen, Alvez, Brothers, Mahler, Liston, Stage Voting nay: None     
Absent: Caywood, Perez  MOTION CARRIED 

Adjourned 6:25 p.m. 

______________________________ 
Kara Falkenstein, Recording Secretary 
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